
AGENDA 

Consolidated Regular Meeting 
City Council Chamber - 1243 National City 

Boulevard, National City, CA  

 Ron Morrison, Mayor      
Luz Molina, Vice-Mayor                                                   Ben Martinez, Interim City Manager 
Marcus Bush, Councilmember                   Barry J. Schultz, City Attorney 
Jose Rodriguez, Councilmember                                                  Shelley Chapel, MMC, City Clerk 
Ditas Yamane, Councilmember                             R. Mitchel Beauchamp, City Treasurer 
_______________________________________________________________________ 

 
The City Council also sits as the City of National City Community Development Commission, Housing Authority, 

Joint Powers Financing Authority, and Successor Agency to the Community Development Commission as the 
National City Redevelopment Agency 

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

Meetings: Regular City Council Meetings are held on the first and third Tuesday 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 City Council 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 City Council no less than 72 hours prior to the City Council 
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 City Council Meeting in person, watch the City Council 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 City Council 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 City Clerk 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 City Clerk’s Office at least 2 hours prior to the 
City Council Meeting to allow time for distribution to the City Council. 

Spanish Interpretation Services:  Spanish Interpretation Services are available, please 
contact the City Clerk prior to the start of the meeting for assistance. 

American Disabilities Act Title II:  In compliance with the American Disabilities Act 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 City Clerk’s Office (619) 336-4228 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:PublicComment@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 Consejo Municipal 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 Concejo Municipal 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 Concejo Municipal 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 Concejo Municipal 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 Concejo Municipal 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 Consejo Municipal 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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Tuesday, September 5, 2023, 6:00 p.m.

City Council Chamber - 1243 National City Boulevard
National City, CA

Pages

1. CALL TO ORDER

2. ROLL CALL

3. PLEDGE OF ALLEGIANCE TO THE FLAG

4. INVOCATION

5. PUBLIC COMMENT

In accordance with State law, an item not scheduled on the agenda may be brought
forward by the general public for comment; however, the City Council 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.

6. PROCLAMATIONS AND RECOGNITION

6.1 National Preparedness Month Proclamation 8

6.2 Introduction of New City Employees 9

7. PRESENTATION (Limited to Five (5) Minutes each)

7.1 Presentation of Board of Library Trustees FY23 Annual Report 10

Recommendation:
Receive and file NCPL Board of Library Trustees FY23 Annual Report



7.2 Bicycle Master Plan Update Presentation 32

Recommendation:
Receive the presentation on the Bicycle Master Plan (BMP) update.

8. INTERVIEWS AND APPOINTMENTS

Mayoral and City Council appointments to City Boards/Commission/Committees

8.1 Appointments: City Boards, Commissions and Committees – City Council
Appointment for Civil Service Commission.

44

Recommendation:
City Council to Conduct Interviews and Appointment.

8.2 Appointments: City Boards, Commissions and Committees – Mayoral
Appointments for Board of Library Trustees; Park, Recreation & Senior Citizens
Advisory Committee; Public Art Committee; and, Traffic Safety Committee.

57

Recommendation:
Mayoral Appointment with City Councilmembers’ Confirmation.

9. REGIONAL BOARDS AND COMMITTEE REPORTS (Limited to Five (5) Minutes each)

10. CONSENT CALENDAR

The Consent Calendar may be enacted in one motion by the City Council with a Roll
Call Vote without discussion unless a Councilmember, a member of the Public, or the
City Manager request an item be removed for discussion. Items removed from the
Consent  Calendar  will  be  considered  immediately  following  the  adoption  of  the
Calendar.

10.1 Approval of Reading by Title Only and Waiver of Reading in Full of Ordinance
on this Agenda

10.2 Approval of the Third Amendment to the Agreement between the City and
Devaney Pate Morris & Cameron LLP for legal services.

100

Recommendation:
Adopt the Resolution Entitled, “Resolution of the City Council of the City of
National City, California, Approving the Third Amendment to the Agreement
Between  the  City  and  Devaney  Pate  Morris  &  Cameron  LLP  for  Legal
Services in the Specialized Area of General Civil Litigation Defense Arising
from Government  Claims  by  Increasing  the  Not-to-Exceed  Amount  by  $
50,000 for a New Total Not-to-Exceed Amount of $ 250,000 Pertaining to
Litigation Titled Cummins v. City.
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10.3 Agreement with the County of San Diego for use of the San Diego Sheriff’s
Department’s Firearms Range and Training Facility at Miramar.

106

Recommendation:
Adopt the Resolution Entitled “Resolution of the City Council of the City of
National  City,  California,  Authorizing  the  City  Manager  to  Enter  into  an
Agreement  with  the  County  of  San  Diego  for  the  Use  of  the  San  Diego
Sheriff’s Department’s Firearms Range and Training Facility at Miramar.

10.4 Approving the Final Parcel Map and Conditionally Approving the Offer of
Dedication for the Proposed Emergency Vehicle Access Easement located on
the South Side of 3140 E. 2nd Street.

125

Recommendation:
Adopt a Resolution Entitled, "Resolution of the City Council  of the City of
National City, California, Approving the Final Parcel Map and Conditionally
Approving  the  Offer  of  Dedication  for  the  Proposed  Emergency  Vehicle
Access Easement Included Therein for the New Project Located on the South
Side of 3140 E. 2nd Street, and Authorizing the Mayor and City Clerk to sign
the Map.”

10.5 City Council Meetings Schedule for December 2023 and January 2024 136

Recommendation:
Approve by Council  Motion to Dispense with the Tuesday,  December 19,
2023, and Tuesday, January 2, 2024, Regular Meetings of the City Council;
and adjourn the Regular City Council Meeting of Tuesday, December 5, 2023,
to the next Regular Meeting to be held on Tuesday, January 16, 2024, at 6:00
p.m.

10.6 First Amendment to the Regulatory Agreement with Southern Highlands
Apartments L.P. to have Use Restrictions Restated to Allow for Commercial
Uses of the Non-Residential Portions of the Property. (Community
Development Commission – Housing Authority)

137

Recommendation:
Adopt the Resolution Entitled “Resolution of the Community Development
Commission-Housing  Authority  (CDC-HA)  of  the  City  of  National  City,
California, Authorizing the Executive Director to Execute the First Amendment
to the Regulatory Agreement with Southern Highlands Apartments L.P. to
Amend  Section  5  Allowing  for  Commercial  Uses  of  the  Non-Residential
Portions of the Property, Located at 2525 Highland Avenue.”
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10.7 Police Captain Salary Increase 173

Recommendation:
Adopt the Resolution of the City of National City, California, Amending the
National City Management Salary Schedule for the Position of Police Captain,
and Authorizing an Increase of $40,800 to the General Fund Police Personnel
Services Budget Appropriations.

10.8 State of California AB178 Grant Awarded to the National City Police
Department (NCPD)

180

Recommendation:
Adopt  the  Resolution  entitled,  “Resolution  of  the  City  of  National  City,
California, Authorizing the Acceptance of AB178 Grant Funds in the Amount of
$58,272.86 from the Board of State and Community Corrections for the Officer
Wellness  and  Mental  Health  Grant  Program,  and  Authorizing  the
Establishment  of  a  Fiscal  Year  2024  Appropriation  and  Corresponding
Revenue Budget in the Amount of $58,272.86.”

10.9 Temporary Use Permit – Pumpkin Station hosted by Pinery Christmas Trees,
Inc. at Westfield Plaza Bonita Mall from September 29 thru October 31, 2023
with No Waiver of Fees

187

Recommendation:
Approve the Application for a Temporary Use Permit subject to compliance
with all conditions of approval with no waiver of fees and in accordance with
City Council Policy 802.

10.10 Warrant Register #51 for the period of 6/16/23 through 6/22/23 in the amount
of $675,572.28

208

Recommendation:
Ratify Warrants Totaling $675,572.28

10.11 Warrant Register #52 for the period of 6/23/23 through 6/29/23 in the amount
of $ 3,667,271.38

213

Recommendation:
Ratify Warrants Totaling $ 3,667,271.38
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11. PUBLIC HEARING

The following item(s) have been advertised as public hearing(s) as required by law.

11.1 Consideration of Certification of a Mitigated Negative Declaration for the
Annexation of Two Properties Located at 3410 Valley Road (Bonita) and
Approval of a Tentative Subdivision Map for a 10-Lot Residential
Development.

217

Recommendation:
Options

Adopt a Resolution Entitled, “Resolution of the City Council of the
City of  National City,  California,  Adopting the Mitigated Negative
Declaration and Mitigation Monitoring and Reporting Program for the
Annexation of Two Properties Located at 3410 Valley Road (Bonita)
and  the  Tentative  Subdivision  Map  for  a  10-Lot  Residential
Development  and  Author iz ing  the  Fi l ing  of  a  Not ice  of
Determination”; and Adopt a Resolution Entitled, “Resolution of the
City Council of the City of National City, California, Approving the
Annexation of Two Properties Located at 3410 Valley Road (Bonita)
and  a  Tentative  Subdivision  Map  for  a  10-Lot  Residential
Development”; or

1.

Deny 2022-13 S, ANNEX based on findings to be determined by the
City Council; or,

2.

Continue  the  item  to  a  later  date  in  order  to  obtain  additional
information.

3.

11.2 Certification of the Supplemental Program Environmental Impact Report for
the Focused General Plan Update

346

Recommendation:
Conduct a Public Hearing and Adopt the Resolution Entitled: “Resolution of
the City Council of the City of National City, California, Certifying the Final
Supplemental  Program  Environmental  Impact  Report  (SPEIR)  with  the
Selection of the Alternate Project Location Alternative, and Adopting Findings
of Fact, a Statement of Overriding Considerations, and a Mitigation Monitoring
and Reporting Program for the City of National City Focused General Plan
Update.”
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11.3 Focused General Plan Update 405

Recommendation:
Conduct a Public Hearing and Adopt the Resolutions and Ordinances Entitled:
1)“Resolution  of  the  City  Council  of  the  City  of  National  City,  California,
Approving the Focused General Plan Update and its Related Land Use Map
Including Minor Text and Map Amendments, and Replacing the 2011 Land
Use, Transportation, and Safety Elements, and Climate Action Plan;” and

2)“Resolution  of  the  City  Council  of  the  City  of  National  City,  California,
Amending the Downtown Specific Plan;” and

3)“An Ordinance of the City of Council of the City of National City, California,
Adopting the Westside Specific Plan Amendment and Amending the Zoning
Text and Map of the Westside Specific Plan;” and

4)“An Ordinance of the City Council of the City of National City, California,
Adopting  Municipal  Code  Chapter  18.49  to  Provide  Objective  Design
Standards for Housing Development, Adopting Chapter 18.50 to Provide a
Floor Area Ratio Bonus Program, Adopting Amendments to Chapters 18.29
(Overlay Zones) to Create a Mixed-Use Overlay Zone to Allow Residential
Development  on  Certain  Parcels  Zoned  CL  and  CS,  and  Amending  the
Municipal Code to Revise Title 18;” and

5)“Resolution  of  the  City  Council  of  the  City  of  National  City,  California,
Approving the Update to the Bicycle Master Plan.”

12. STAFF REPORTS

12.1 Verbal Report-Out of Salary and Benefits in the Employment Agreement of the
Interim City Manager as Required by the Brown Act

1829

Recommendation:
Consider Adoption of the Resolution Entitled, “Resolution of the City Council of
the City of National City, California, Appointing Benjamin Martinez as Interim
City  Manager  and  Authorizing  the  Mayor  to  Execute  an  Employment
Agreement between the City of National City and Benjamin Martinez with the
Effective Date of August 2, 2023”

13. CITY MANAGER’S REPORT

14. ELECTED OFFICIALS REPORT

15. CITY ATTORNEY REPORT
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16. ADJOURNMENT

Regular Meeting of the City Council of the City of National City - Tuesday, September
19, 2023 - 6:00 p.m. - Council Chambers - National City, California.
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   AGENDA REPORT 
 

Department:   Library and Community Services 
Prepared by:   Joyce Ryan, Library & Community Services Director  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 

 

 

SUBJECT: 
Presentation of Board of Library Trustees FY23 Annual Report 
 
RECOMMENDATION:  
Receive and file NCPL Board of Library Trustees FY23 Annual Report  
 
BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
Board of Library Trustees approved at regular meeting of August 2, 2023. 
 
EXPLANATION: 
National City Public Library’s Board of Library Trustees is required to provide an annual report to 
the City Council. Chair Margaret Godshalk will present highlights from this year’s annual report. 
 
The past year has brought significant changes to the Library. Expanded library hours has almost 
doubled our library patron visits and increased circulation statistics by 60%. The number of 
program participants doubled as staff expanded program offerings to capture patron interest. The 
Library added a new catalog user interface and wireless printing for the convenience of its patrons, 
opened a Community Memory Lab, and created work study agreements with local educational 
institutions for the expansion of our Literacy program. 
 
FINANCIAL STATEMENT:  
N/A 
      
RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Parks, Recreation and Library   
 
ENVIRONMENTAL REVIEW:  
This is not a project under CEQA and is therefore not subject to environmental review.CCR15378; 
PRC 21065. 
 

PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
 

ORDINANCE: 
Not Applicable 
 
EXHIBITS:   

1. Presentation – BOLT Annual Report FY23 
2. NCPL Board of Library Trustees Annual Report FY23 
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Library Statistics

• 20,000 Computer Sessions

• 17,000 Reference Questions

• Collection Size: 213,000 volumes

• 58,000 Checkouts

• 95,000 Library Visits

• 15,300 Active Library Borrowers

• 8,700 Program Participants
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Operational Highlights
• Expanded Library Hours

• New Catalog User Interface

• Wireless Printing for Patrons

• Expanded Tech To Go laptop and hotspot loan 
program

• Partnerships with AmeriCorps, Federal Work Study 
Agreements for Literacy tutors

• Community Memory Lab 
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Program Highlights
• Halloween Booktacular

• Hispanic Heritage Celebration

• Parks Pass Program Excursions

• STEAM Programs for Youth

• Summer Reading Program
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Questions?
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LETTER FROM THE DIRECTOR  
 
This has been another year of significant changes to the National City Public Library. From expanded hours to new 
technology, Library staff and patrons have continued to welcome growth during the year. 
 
Starting in August 2022, the Library expanded its operating hours to better serve the public. This followed two 
separate surveys capturing patrons’ needs for expanded hours at the Library. The Library is now open 55 hours per 
week, Monday – Saturday, compared to the 31 hours it was open to the public pre-COVID. Patron visits and 
circulation have increased and, indeed, have almost doubled from last year’s figures. Although circulation figures 
are far below what they had been in prior years, our statistics show that we had almost double the number of 
checkouts this year compared to last year.  
 
This year, new technology continues to 
expand our reach to patrons through the 
installation of a new user interface on our 
electronic catalog, creating more dynamic 
search functionality for our patrons. In 
addition, our 17-year-old self-checkout 
machines were replaced with new models. 
In order to better serve our patrons with 
full electronic records, the Library is now 
utilizing OCLC to provide full cataloging 
records in line with what other libraries in 
the county provide. In addition, staff 
worked with Baker & Taylor, our library 
materials vendor, to create Custom 
Library Service (CLS), which provides the 
library with shelf-ready books, 
significantly decreasing the time it takes to 
get a book on the shelf once it’s received. The Library has also created an Overdrive Advantage account to purchase 
e-books for our patrons to enjoy. The Tech To Go technology lending program continues to be very successful, with 
all items checked out on a regular basis. The lending program includes 25 LTE laptops, 19 Chromebooks, and 19 
hotspots.  
 
Community outreach is an important component of the Library’s mission. This past year, we welcomed class visits 
back to the library, visited schools for a Career Day and a Spring Fair, and worked with local partners to participate 
in their events. These outreach opportunities allow us to extend the reach of traditional services and promote the 
library to the greater public.  
 
In addition, the Library re-started Café Nights on Mondays and participated in “A Kimball Holiday” by creating a 
“Who-Ville” that featured a children’s craft and a free book giveaway. Our annual Halloween Booktacular was a 
successful on-the-ground event with over 300 participants attending. The Hispanic Heritage and Filipino Heritage 
events brought even more visibility to the Library and created connections with community members. Library staff 
also worked to provide meaningful social exchange with our local senior population. 
 
Our Literacy Program offers a unique setting for adults to achieve their literacy goals and lifelong learning efforts. 
Following last year’s efforts, the State grant-funded English as a Second Language (ESL) program is flourishing, and 
all classes are full. In addition, recent Parks Pass grant funding received through the State Library allows for learners 
and their families to visit local State Parks and write about their experiences as part of the literacy curriculum. Grant 
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funding for the Community Memory Lab project has allowed staff to purchase equipment allowing patrons to digitize 
memories from older technology. 
 
The Friends of the National City Library have 
graciously funded performers and supplies for 
Summer Reading, Halloween Booktacular, 
Hispanic Heritage, and Kimball Holiday. Their 
generosity extends to the collection, as Friends 
funding through their endowment account 
allows for the purchase of materials for patron 
access. 
 
Looking forward to the next fiscal year, the 
Library is creating an interlibrary loan 
opportunity through the implementation of 
Link+ throughout the county. The Library is also 
looking forward to the possibility of creating a 
State-funded Family Literacy program. The 
second round of Parks Pass funding will enable 
excursions to occur in conjunction with our 
Literacy program through the end of the calendar year. We are excited to expand our offerings even further to 
benefit our community members in the coming year. 
 
 
Respectfully, 
 
 
 
 
Joyce Ryan 
Library & Community Services Director 
National City Public Library 
City of National City 
 
 
 
 
 
 
 
 
 
 
 
 
 
We would like to give special thanks to our Board of Library Trustees 

• Margaret Godshalk, Chair 
• Bradley Bang, Secretary 
• Cindy Lopez, Trustee 
• Anzueth Zambrano, Trustee 
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Library Mission 
Recognizing our community’s cultural, linguistic, and economic diversity, the National City Public Library serves all 
the community residents’ informational, educational, social, and recreational needs. We support lifelong learning, 
personal enrichment, and empowerment by providing access to a variety of materials and current technology, a 
team of courteous and knowledgeable staff, and a welcoming environment that contributes to the quality of life in 
National City. 

ADMINISTRATION 
The National City Public Library Administration Team directs the library’s operations. These operations include 
maintaining a balanced budget, managing and developing staff, resource management, performing outreach, 
liaising with community organizations, and enhancing library services. In addition, this team collaborates with our 
Board of Library Trustees to set policy and guide the Library in its mission.  
 
The Administration Team also collaborates with other departments within the City and fosters partnerships with 
organizations such as the Friends of the Library. The Friends of the Library has continued to provide financial 
support for library programs and cultural events to serve the diverse needs of this community.  
 
 

Staffing 
In February 2023, Principal Librarian Anne Defazio retired. Ms. Defazio had been instrumental in creating outreach 
opportunities for the Library and forging connections with local stakeholders. Recruitment for a new Principal 
Librarian was completed with two separate interview panels. The chosen candidate has over 20 years of library 
experience, with the last nine years as a librarian. She has a Master of Management in Library and Information 
Science from USC Marshall School of Business. She has been a branch manager for the County Library system for 
several years. She also has many years of experience in Youth Services. The new Principal Librarian will start in July 
2023. 
 
Senior Library Technician Tiffany Roberts presented at the California Library Association conference held June 1-3 
in Sacramento. Ms. Roberts participated in a State Library panel discussion regarding the Parks Pass grant that the 
Library had been awarded and had successfully administered. Tiffany Roberts is the Program Coordinator of record 
for this grant project. 
 

Grant Administration  
The Library administered two separate grants specifically for the Adult Literacy program from California Library 
Literacy Services (CLLS). Our Adult Literacy Program benefited from $45,755 in funding, and the new English as a 
Second Language (ESL) program garnered $20,000 in funding from the State Library. In addition to the CLLS 
funding, the Library administered three separate grants from the State Library this year – the Lunch at the Library, 
the Parks Pass Program, and the Community Memory Lab grant. Lunch at the Library was an $800 grant for 
supplies and materials to provide outreach programs for youth at Casa de Salud who participated in a free lunch 
program. The Parks Pass grant offered $4,375 in funding to create excursions for the public to two local State 
Parks. Over 50 patrons enjoyed the excursions to Tijuana Estuary State Park and Old Town State Park. Staff also 
was awarded $36,600 in additional grant funding for the Parks Pass Program for the coming fiscal year. The Library 
also administered the Community Memory Lab grant for $19,340, which funded equipment to enable residents to 
transfer their memories from old to new technology. The Memory Lab is located in the Local History Room.  
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BY THE NUMBERS – YEAR IN REVIEW 
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Library Highlights and Partnerships  

Expanded Library Hours 

 
In August 2022, the Library expanded its hours 
to 55 hours per week. Library hours had been 
curtailed for many years pre-Covid; during 
Covid, hours decreased even further. The 
expansion in operating hours followed two 
separate surveys with over 175 patron 
participants.  
 
 

National City Public Library Hours 
Monday – Thursday 10 AM – 8 PM 

Friday 10 AM – 6 PM 
Saturday 10 AM – 5 PM 

 

Tech To Go Technology Lending Program 

 
The Library has provided laptops and hotspots 
for our patrons in need of technology. The 
Library received 19 laptops and hotspots from 
the State Library and an Emergency Connectivity 
Fund Grant to provide another 25 laptops with 
LTE. These laptops and hotspots are consistently 
checked out. Following the end of grant funding 
for the wireless service, the Friends of the 
Library generously paid for the continuation of 
this service for our patrons. 
 
 

New Discovery Layer 

 
The Library electronic catalog had remained 
static for the last 15 years. In February 2023, the 
Library launched a new user interface for its 
electronic catalog. This new discovery layer 
features “book rivers,” which display new 
holdings and allow for a more dynamic search 
experience.   
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New Partnerships with AmeriCorps, Southwestern College, and Pima Medical Institute 

 
A new agreement with AmeriCorps in November 
2022 allowed AmeriCorps members to work 
with our Literacy team to provide critical 
support in tutoring and lesson planning. Work 
Study Agreements were renewed with 
Southwestern College and Pima Medical 
Institute in early 2023. These agreements allow 
our Literacy program to be utilized as a site for 
Federal work-study funds through these 
educational institutions. 
 
 

STEAM Programs 

Our STEAM programs are still going strong, 
thanks to partnerships with local school 
districts, FLEET Science Center, Stephen Birch 
Aquarium, and many other co-partners of the 
National City STEAM Collaborative to create and 
provide the National City 16 Weeks of STEAM 
programming. In addition, NCPL collaborates on 
offering fun STEAM activities for our local 
children and their families through this project.   
 
Also, as a partner and sub-grantee of a STEAM grant awarded to FLEET Science Center, the Library will have even 
more opportunities to provide exciting new programs this coming year. 

PUBLIC SERVICES 
The Children’s Room is staffed with professionals trained in 
children’s services. The Library prioritizes children’s services to 
instill a lifelong learning habit. Studies show that establishing 
an early and strong reading foundation provides many 
advantages to children throughout their lifetime. Children’s 
services include storytimes, reader’s advisory, crafts, and other 
programs that support literacy and encourage the love of 
reading. The trained staff offers guidance to parents so that 
they can assist their children in selecting reading materials to 
develop their reading habits. In addition, children’s staff model 
reading to children through storytimes so that parents can 
observe and learn how to foster the love of reading at home. 

 
Reference provides information to its patrons by finding information, assisting in using the library, fielding requests 
for information, conducting literature searches, and maintaining and updating the catalog.  
 
A wide range of services are available at the National City Public Library in-person and online. Patrons can apply for 
a library card, check out and return library materials, pick up reserved materials, or put them on hold. In addition, 
a library card gives patrons access to library computers, databases, eBooks, eMaterials, audiobooks, DVDs, and 
Blu-Rays.  
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Children’s Services  

Annual Statistics 

314 Booktacular Participants 1,400 A Kimball Holiday (Who-ville) 
102 Hispanic Heritage Month 175 Summer Reading Program Participants 

3,327 Children’s Craft Participants 258 Outreach Participants 

Programming and Services  

Children’s Services provided exciting programs for our youngest patrons. We featured all on-the-ground programs 
that brought the community’s families into the Library. 
 
The Hispanic Heritage celebration was a family event attended by over 150 residents who enjoyed a Bilingual 
Storytime, two crafts, Loteria, a book giveaway, and Mexican candy bags. The Halloween Booktacular featured a 
live animal show, trick-or-treat stations, several crafts, and a book giveaway. Over 300 patrons attended, with 275 
books given away to our youngest patrons. Continuing on this success, Library staff participated in the Kimball 
Holiday event and created “Who-ville,” celebrating Dr. Seuss’ classic Grinch-y tale. Over 2000 participants visited 
the booth, with children receiving 1000 free books and creating approximately 400 craft items. 
 
In addition, our Summer Reading programs have been exciting opportunities to share books and reading with our 
residents. The Friends of the Library have generously funded the summer reading program and our other exciting 
Children’s programs.  
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Adult and Young Adult Services 

Annual Statistics 

461 Monthly Teen Crafts Participants 117 Monthly Adult Craft Participation 
105 Summer Reading Program Participants 71 NC Connects Participants 

Programming and Services  

Our Reference Librarians continue to provide needed referrals to services to our community members. Last year, 
the NC Connects grant-funded program allowed our librarians to explore social services in the local area that could 
be shared with our patrons requiring those services. Library staff continue to provide in-depth reference assistance 
to community members, helping them to find local organizations that can provide needed help. From referrals to 
food pantries and community closets to diaper distributions and senior services, our reference librarians continue 
to positively impact our patrons’ lives. 
 
Our adult and young adult services team also provides craft supplies and instruction to keep hands busy and 
entertained. Every month, crafts are available for teen and adult participants to enjoy. Approximately 600 crafters 
took advantage of this service this past year. 
 
Staff are working towards creating more diverse and dynamic program offerings for adults and young adults. One 
of the partnerships we have highlighted was the Kitchenistas program through our partnership with Olivewood 
Gardens. Program participants viewed a screening of “The Kitchenistas” documentary, which showcased the 
Kitchenistas program at Olivewood Gardens, and enjoyed a sampling of tasty treats prepared on-site. 
 
The Local History Room re-opened on Tuesdays and Thursdays from 11 AM – 1 PM, and patrons can enjoy 
researching local history. The Community Memory Lab is located within the Local History Room. Funded by a grant 
from the State Library, the Memory Lab allows patrons to convert memories on old technology to digitized copies. 
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Circulation 

Annual Statistics 

58,635 Circulation of Physical Items 15,298 Active Library Cards 
 

Programming and Services  

Last year, the Board of Library Trustees and City Council approved the Library’s Fine-Free Borrowing Policy, 
removing late fines for our patrons. Staff have subsequently experienced a significant decrease in challenging 
patron interactions and can focus on providing more positive customer service.  
 
This year, we have expanded service even further by increasing our Library’s operating hours to 55 hours per week. 
The expansion in operating hours followed two separate surveys with over 175 patron participants. The new hours 
are Monday – Thursday 10 AM – 8 PM, Friday 10 AM – 6 PM, and Saturday 10 AM – 5 PM. 
 
A new user interface is now available on our electronic catalog. This new discovery layer adds more dynamic 
search functionality and allows patrons to see our new holdings in 
“book rivers.” In addition, new self-checkout kiosks were 
purchased and installed, replacing units that were 17 years old 
and no longer functioning properly. 
The following special items made available last year have been 
expanded to accommodate more patron requests: 

• The Tech To Go Technology Lending Program has 
enabled many patrons to check out and enjoy the use of 
a laptop, hotspot, or both. The Library expanded its 
offerings to include an additional 25 LTE laptops through 
a grant funded by the Federal Communications 
Commission (FCC).  

• The California Parks Pass Program enables patrons to 
borrow a pass to any of our California State Parks, 
enabling our patrons to visit State Parks for free. The 
program was expanded this year with an additional 18 
parks passes. This program is made possible by a joint 
initiative of the California State Library and the California 
State Parks Department.  

• The Nature Exploration Backpacks program has also 
been expanded, with four additional adult packs available for checkout. These backpacks are made 
possible through a donation from the San Diego Foundation and Live Well San Diego to help everyone 
explore the great outdoors! 

LITERACY 
Our Literacy Program offers a unique setting for adults to achieve their literacy goals, gain digital skills, learn ESL, 
earn high school diplomas and career certificates, and develop the workforce readiness skills they need to succeed 
in the 21st century. Due to COVID-19, this program moved classes and services to a virtual environment. The 
Library now offers classes virtually and on-the-ground. 
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This year, the Library was awarded a full year of State funding for the English as a Second Language (ESL) program. 
Literacy staff have developed an ESL curriculum that emphasizes conversation and comprehension. This is an 
ongoing program funded by the State Library. 
 
For most of our patrons, digital empowerment is critical to their lifelong learning and continued success. In order 
to support digital and informational access, getting an education to upskilling and lifelong learning to secure 
employment, file taxes, and stay in touch with family – digital empowerment is all about keeping people better 
connected. National City Public Library is proud to serve as a gateway and vital community anchor institution for 
digital inclusion, digital advancement, and equitable access to information and resources. 
 
A new agreement with AmeriCorps in November 2022 allowed AmeriCorps members to work with our Literacy 
team to provide critical support in tutoring and lesson planning. The AmeriCorps Initiative is intended to increase 
our literacy program’s capacity to provide the community with high-quality adult and family literacy and ESL 
services, recruit new tutors and learners, and bring our literacy program to the next level. In addition, Work Study 
Agreements were renewed with Southwestern College and Pima Medical Institute in early 2023. These agreements 
allow our Literacy program to be utilized as a site for Federal work-study funds through these educational 
institutions 
 
In June 2023, we celebrated our volunteers at the Library for the first time since 2019! Participants included tutors, 
general volunteers, the Friends of the Library, and Board of Library Trustees members. Over 40 attendees enjoyed 
food, entertainment, and kudos from the staff. That evening, three awards were given out: Tutor of the Year to 
Kathryn Kennedy, New Tutor of the Year to Audrey Clark, and Library Volunteer of the Year to Anna Marie Scaiola. 
Thank you so much to all of our volunteers who offer their time and expertise to serve our community! 

Adult Literacy 
Annual Statistics 

ESL Classes 
Class Type Classes Sessions Attendees 

Basic 7 114 488 
Advance 2 29 152 
Conversation 2 53 124 
Off-Site 1 42 190 

Totals  12 238 954 
Computer Classes 

Class Type Classes Sessions Attendees 
Basic 15 195 835 
Excel 4 46 102 

One-on-One 1 19 38 

Totals  20 260 975 
Adult Literacy  
Adult Literacy Learners 128 ESL Learners  98 Total Learners 226 
Adult Literacy Instruction Hours  1,846 ESL  Instruction Hours 1,146 1-on-1 Hours 400+ 

Programming and Services  

All classes and services were held virtually this past year. The regular operation consists of one-on-one tutoring or 
small group instruction sessions. However, our literacy program takes things a few notches higher by offering a 
plethora of classes and workshops: 
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 Adult Basic Education (ABE) – classes are for adults at the elementary level (to grade 8) and focus on 
basic literacy and computational skills. 

 Adult Literacy programs help English-speaking adults improve their reading, writing, and communication 
proficiency and math skills to reach their potential as workers, parents, community members, and life-
long learners. 

 English as a Second Language (ESL) – There were four sessions of Basic ESL classes for non-native English-
speaking adults who want to improve their writing and writing skills. Each session was two months in 
length.   

 Workforce Literacy – Tutors held virtual programs and services that helped adults find employment, 
move into a new job, or enter trade-based training programs. 

 Computer Literacy – Four 6-week classes were held on the following topics: basic computer skills, Excel 
basics, Zoom Basics, and PowerPoint basics. 267 learners attended the classes. 

 Preparation for various tests/exams such as GED (General Educational Development), HiSet (High School 
Equivalency Test), ASVAB (Armed Services Vocational Aptitude Battery), and Citizenship Exam. 

 In addition to GED and HiSET test preparation tutoring, Career Online High School, an educational service 
offered by Smart Horizons and endorsed by the California State Library, allows adults lacking a high school 
diploma to earn an accredited high school diploma and credentialed career certificate at the same time. In 
partnership with the County of San Diego Library, National City Library offers a $2,500 scholarship to 
defray the program costs.  
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SUPPORT  
Automated Services and Technical Services are the underpinnings by which all our technology functions within the 
Library. These sections are responsible for the continued operation of our electronic catalog, the uploading of full 
records, and patron access to our digital resources.  
 
The Computer Center is a staffed computer lab where patrons can come in to use the computers, internet, 
scanners, and printer/copier. In addition, the Computer Center has staff available to assist library patrons with 
using the technology and answering their questions. The Tech Lab is not currently holding classes but is serving 
patrons by printing their 3D files free of charge and guiding users to learning 3D design and printing resources. 

Automated Services 

Annual Statistics 

132 3D Prints 9,449 Instruction Questions 
43,377 Online Visits 19,895 Computer Sessions 

8,067 eCards 3,887 Digital Checkouts 

Programming and Services  

Automated Services’ staff completed a number of important projects this past year. They ordered and prepared 
additional laptops for patron use through our Tech To Go program. The State Library and the Federal 
Communications Commission (FCC) provided funding for the Tech To Go program. Staff also assisted in the 
ordering and installation of two new self-checkout kiosks, replacing kiosks that were 17 years old. 

 
Staff worked with SirsiDynix to develop a new user interface for the electronic catalog. This project involved 
developing, troubleshooting, testing, and launching the mobile app. Staff also created a training video and gave 
presentations on its functionality. Staff also launched wireless printing for the convenience of our patrons. Patrons 
can now simply print off their wireless devices without needing to get on a Library computer. 

 
Automated Services staff are also responsible for running the Computer Lab and ensuring the Library’s computers 
are functional for patrons. Staff also ensure the Library’s electronic resources, databases, e-materials, and media 
viability.  
 
 

Technical Services  

Annual Statistics 

21,209 Library Materials Added 

Programming and Services  

This past year, our Technical Services staff have been working towards enhancing the bibliographic records in our 
electronic catalog. The Library is now getting bibliographic records from OCLC, the sole source of these records in 
North America. Staff also worked with Automated Services to help create a dynamic new user interface for the 
catalog.  
  
Custom Library Service through Baker & Taylor, our primary library materials vendor, was launched in March 2023. 
This enables the library to receive books already cataloged and “shelf-ready.” It also enables staff to focus on other 
projects in the library, and patrons can receive titles without waiting for additional cataloging and processing time. 
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   PRESENTATION 
 

Department:   Engineering 
Prepared by:   Martha Juarez, Assistant Director of Engineering & Public Works  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 

 

 

SUBJECT: 
Bicycle Master Plan Update Presentation 
 
RECOMMENDATION:  
Receive the presentation on the Bicycle Master Plan (BMP) update. 
 
BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
The Planning Commission recommended approval of the Bicycle Master Plan (BMP) update on 
August 21, 2023, per Resolution No. 2023-20. 
 
EXPLANATION: 
The BMP update provides a vision, strategies, and actions for improving the bicycling experience 
in National City, which will align with changes identified in the: 

 Focused General Plan Update  

 Downtown Specific Plan  

 Westside Specific Plan 

 TODO Study  

 INTRAConnect study  
 
The BMP update carries forward information from the BMP adopted in 2011 and presents an 
updated set of a variety of recommendations to improve public awareness and support for 
bicycling, increase the number of frequent bicycle users and the frequency of bicycle trips, and 
improve bicyclist safety conditions. The BMP update provides guidance for expanding and 
improving National City’s existing bikeway network, connecting network gaps, and fostering 
greater regional and local connectivity. Additionally, the BMP update presents recommended 
bikeway and support facility design guidelines. In order to attain higher bicycle ridership and 
improved bicycle conditions, the BMP update provides recommendations for education, 
encouragement, enforcement, and evaluation programs. 
 
The goals of the BMP update are to create: 

 A city where bicycling is a viable and comfortable travel choice for users of all abilities and 
backgrounds,  

 A safe and comprehensive locally, regionally, and multi-modally connected bikeway 
network, and 

 Environmental quality, public health, recreation, and mobility benefits through increased 
bicycling.  

 
These goals will help bicycling become a more widely used transportation mode in National City. 
The Plan leverages these goals and the policies mentioned above to provide an implementation 
framework for substantial and tangible improvements for bicyclists in National City. 
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This Bicycle Master Plan includes a summary of legislation and other planning or policy 
documents from the State of California, San Diego Association of Governments (SANDAG), and 
the City of National City that are most pertinent to bicycling in National City. The Bicycle Master 
Plan update will support National City’s implementation of SB 743 and its Climate Action Plan 
(CAP) by reducing reliance on vehicles and positioning bicycling as a viable, safe, and enjoyable 
form of intra-city transportation. 
 
FINANCIAL STATEMENT:  
There are a variety of federal, state, and regional funding sources available for bicycle projects 
and programs. By maintaining a Bicycle Master Plan, the city is eligible for a variety of funding 
opportunities, such as the Active Transportation Program (ATP), which is one of many competitive 
grant programs.  
     
RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Transportation Choices and Infrastructure   
 
ENVIRONMENTAL REVIEW:  
This is not a project under CEQA and is therefore not subject to environmental review.CCR15378; 
PRC 21065. 
 

PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
 

ORDINANCE: 
Not Applicable 
 
EXHIBIT:   
Exhibit A - Presentation 
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Update
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Meeting

September 5, 2023
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SLIDE 2

Why Bicycling?

Effective, low cost, non-polluting transportation

Improved air quality, physical & mental health, mobility 
flexibility

Bicycle facilities in commercial/downtown areas 
contribute to increased business

Bicycle facilities can improve vehicle travel time by up to 
35%

Protected bike lanes can reduce road user injury crashes 
by 40—50%

Page 35 of 1838



SLIDE 3

What is a Bicycle Master Plan?

— High-level planning 
document tiered from 
General Plan

— Supports General Plan 
without requiring General 
Plan Amendment

— Help cities make bicycling 
more safe, practical, 
enjoyable

— Evaluates and documents 
existing bicycle network

— Establishes planned 
bicycle network, design 
standards, programs
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SLIDE 4

Why Do We Have a Bicycle Master Plan?

Guides bicycle-related decisions

Sets City up for implementation funding such as 
California’s Active Transportation Grant Program (ATP)

Helps City meet CAP goals

Provides public transparency about City infrastructure 
planning
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SLIDE 5

Adopted Bicycle Master Plan

— Last updated 2011
— Plans for bicycle 

paths, lanes, 
routes only

— Focused on 
understanding 
City’s active 
transportation 
environment, 
making the case 
for biking here
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SLIDE 6

Bicycle Master Plan Update

— Tailored to land use; updated 
in conjunction with Land Use 
Element Update & Focused 
General Plan Update

— Focuses on future land use, 
recommended projects & 
programs, Complete Streets 
facility design guidelines and 
typologies customized to 
National City’s streets

— Builds on previous City & 
regional planning studies & 
documents

— Higher tiered bicycle facilities 
connect to denser areas

— Public outreach, 
environmental clearance 
conducted with Focused 
General Update
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SLIDE 7

Bicycle Master Plan Update

— Updated existing 
facilities map

— Scored and ranked 
bicycle project list 
with approximate 
cost scores

— Plans for bicycle 
boulevards, cycle 
tracks in addition 
to paths, lanes, 
routes

— Updated inventory 
of potential 
funding sources
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SLIDE 8

Recommended Network
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SLIDE 9

Unfunded Network
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SLIDE 10

For questions please contact:

Martha Juarez
Assistant Director of Engineering & Public Works
MJuarez@NationalCityCA.gov

Thank you!
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   AGENDA REPORT 
 

Department:   City Clerk's Office 
Prepared by:   Shelley Chapel, City Clerk  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 
 

 

SUBJECT: 
Appointments: City Boards, Commissions and Committees – City Council Appointment for Civil 
Service Commission.  
 

RECOMMENDATION:  
City Council to Conduct Interviews and Appointment.  
 

BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
Not Applicable. 
 

EXPLANATION: 
Vacancies on multiple Boards/Commissions/Committees (BCCs) were noticed in the Star News, 
posted on the City Hall Bulletin Boards, City Website, NatCity News, and City Social Media sites 
to advertise openings and the application acceptance period.  
 

The most recent Vacancy Notices were posted on August 1, 2023, and all applications were due 
to the City Clerk’s Office by the deadline of Monday, August 21, 2023, at 5:00 p.m.  
 

The Civil Service Commission currently has one (1) vacancy caused by end of term. The Civil 
Service Commission Incumbent was given the option to be considered for reappointment; that 
consideration application is included in Attachment B. 
 

No additional applications were received. Please provide direction to staff.  
 

FINANCIAL STATEMENT:  
Not applicable. 
 

RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Communication and Outreach   
 

ENVIRONMENTAL REVIEW:  
This is not a project under CEQA and is therefore not subject to environmental review.CCR15378; 
PRC 21065. 
 

PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
 

ORDINANCE: 
Not Applicable 
 

EXHIBITS:   
Exhibit A – Explanation 
Exhibit B – Applications (redacted) 
Exhibit C – City Council Policy #107 
Exhibit D – Boards/Commission/Committees Reference Chart 
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The City Clerk’s Office began advertising and accepting applications for vacancies on the following Boards, 

Committees, and Commissions: Civil Service Commission on August 1, 2023 with a deadline of August 21, 

2023.   

 

Background 

In order to obtain qualified candidates, a Notice of Vacancies was advertised on the following: The City 

website, posted on the City Hall Bulletin Boards, the Star News and City Social Media sites to advertise 
openings and the application acceptance period.  The vacancy presented is due to an expiring term 
(September 2023). 
 

Vacancy listed below: 

BCC Number of Open Seats and Term 

expiration for that seat 

Appointing 

Member(s) 

Residency 

Requirement 

Applications Received 

Civil Service Commission (1) One Seat –September 30, 2028 City Council Yes Paul Wapnowski* 

 
Residency requirements are listed if required in the chart above.  If filling a resident requirement, applicant 
must reside within the City of National City at the time the application is submitted to be considered for the 
resident position. 
 
No applications were received for the Civil Service Commission. Please provide direction to staff. 
 
*One (1) applicant Paul Wapnowski is currently a member of the Civil Service Commission appointed 

November 20, 2018, to present with a term that expires September 30, 2023.  Committee member Paul 

Wapnowski is seeking reappointment. Attendance of meetings for January – July 2023 is shown below for 

reference.   
 

Attendance 2023  

Attended 5 

Absent 1 

Cancelled 1 

 

Per City Council Policy #107 (D)(14)(3) Mandatory Training and Filing Requirements: 
Member Wapnowski has completed all required training and filing requirements.  
 
Appointment: 
Per City Council Policy #107 (D)(7): 
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 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, 
at which point the Mayor would propose an alternative candidate from the current application pool, or could 
choose to reopen the application period and return to City Council with a different applicant for consideration.  
 
If Mayor 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.  
 
Per City Council Policy #107 (D)(14)(3): Attendance 
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. 
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Per City Council Policy #107 (D)(14)(3): 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 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. Anti-Sexual Harassment Training 
5. Brown Act Training 
6. Social Media Training 
 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, and training website/software, 
and pre-recorded video.  Currently, these are all requirements of the Mayor and City Council, and City 
staff. 
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CITY OF NATIONAL CITY 
BOARDS, COMMISSIONS, AND COMMITTEES 

 
STATEMENT OF INTENT / REQUEST FOR RE-APPOINTMENT 

 
 
The City Council will soon consider the appointment / re-appointment to the Civil 
Service Commission. 
 
Please check the appropriate box, sign and return to the City Clerk’s Office. 
 
__ I respectfully request to be re-appointed. 
 
__ I do not desire to be re-appointed. 
 
 
Paul Wapnowski:                ___ 
       Signature 
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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

Attachment C
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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 

Page 54 of 1838



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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BOARDS, COMMISSION AND 

COMMITTEES (11)

TOTAL MEMBERS 

(51+)

BOARD OF 

LIBRARY TRUSTEE

(5 Members)

CIVIL SERVICE 

COMMISSION

(5 Members)

COMMUNITY AND 

POLICE RELATIONS 

COMMISSION

(8 Members)

PARK, 

RECREATION 

AND SENIOR 

CITIZENS' 

ADVISORY 

COMMITTEE

(7 Members)

PLANNING 

COMMISSION 

and HOUSING 

ADVISORY 

COMMITTEE

(7 Members)

2 Ex Officio

PORT 

COMMISSION

(1 Member)

PUBLIC ART 

COMMITTEE

(5 Members)

SWEETWATER 

AUTHORITY

(1 Member)

TRAFFIC SAFETY 

COMMITTEE

(5 Members)

TERM 3 Years 5 Years 3 Years 3 Years 4 Years 4 Years 3 Years 4 Years 3 Years

RESIDENCY REQUIREMENT Yes Yes

5 Resident

up to 2 Non-Resident

(1) Non-Voting 

Member Yes Yes Yes No n/a Yes

VOTER REQUIREMENT No No No No No No No No No

MAYORAL APPOINTMENT SUBJECT TO 

CONFIRMATION BY THE CITY COUNCIL X X X X X X

CITY COUNCIL AS A BODY APPOINTMENT X X X

COMPENSATION No No No No

Compensation set 

by Council 

Resolution No No No No

FORM 700 FILING REQUIREMENT Yes Yes Yes No Yes n/a No n/a No

MEETINGS 1 X per month

1X every other 

month 1X every 3 months

1X every 2 

months 2X per month n/a 1X per quarter n/a 1X per month

REQUIRED TO REPORT TO COUNCIL 

ANNUALLY

Yes, on or before 

August 31st and to 

the State Librarian Yes Yes Yes Yes Yes Yes Yes Yes

OTHER

Can not be 

salaried employee 

or holds office of 

the City

BOARDS/COMMISSION/COMMITTEES

**Effective February 2, 2020 all Chair and Vice-Chairs are required to be NC Residents

CITY COUNCIL POLICY #107 and NCMC TITLE 16
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   AGENDA REPORT 
 

Department:   City Clerk's Office 
Prepared by:   Shelley Chapel, MMC, City Clerk  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 

 

 

SUBJECT: 
Appointments: City Boards, Commissions and Committees – Mayoral Appointments for Board of 
Library Trustees; Park, Recreation & Senior Citizens Advisory Committee; Public Art Committee; 
and, Traffic Safety Committee.  
 
RECOMMENDATION:  
Mayoral Appointment with City Councilmembers’ Confirmation. 
 
BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
Not Applicable. 
 
EXPLANATION: 
Vacancies on multiple Boards/Commissions/Committees (BCCs) were noticed in the Star News, 
posted on the City Hall Bulletin Boards, City Website, NatCity News, and City Social Media sites 
to advertise openings and the application acceptance period.  
 
The most recent Vacancy Notices were posted on August 1, 2023, and all applications were due 
to the City Clerk’s Office by the deadline of Monday, August 21, 2023, at 5:00 p.m.  
 
The following BCCs currently have vacancies caused by end of term and/or resignations: 
 

Board of Library Trustees 
Park, Recreation & Senior Citizens Advisory Committee 
Public Art Committee 
Traffic Safety Committee  

 
FINANCIAL STATEMENT:  
Not applicable. 
      
RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Communication and Outreach   
 
ENVIRONMENTAL REVIEW:  
This is not a project under CEQA and is therefore not subject to environmental review.CCR15378; 
PRC 21065. 
 

PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
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ORDINANCE: 
Not Applicable 
 
EXHIBITS:   
Exhibit A – Explanation 
Exhibit B – Applications (redacted) 
Exhibit C – City Council Policy #107 
Exhibit D – Boards/Commission/Committees Reference Chart 
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The City Clerk’s Office began advertising and accepting applications for vacancies on the following Boards, 

Committees, and Commissions: Board of Library Trustees, Park, Recreation & Senior Citizens Advisory 

Committee, Public Art Committee, and Traffic Safety Committee on August 3, 2023 with a deadline of 

August 21, 2023.   

 
Background 

In order to obtain qualified candidates, a Notice of Vacancies was advertised on the following: The City 
website, posted on the City Hall Bulletin Boards, the Star News and City Social Media sites to advertise openings 

and the application acceptance period.  The Vacancies presented are a combination of resignations and end 
of term (September 2023). 
 

Vacancies are listed below: 

BCC Number of Open Seats and 

Term expiration for that seat 

Appointing 

Member(s) 

Residency 

Requirement 

Applications Received 

Board of Library  

Trustees 

(1) One Seat – Sept. 30, 2026 
(This is an Alternate Seat) 

(1) One Seat – Sept.30, 2026 

(2) Two Seats – Sept. 30, 2024 

Mayoral Yes Jissan Ravanilla 
Patricia McGhee (alternate) 
Jake Zindulka 
Margaret Godshalk* 

 

Park, Recreation & Senior 

Citizens Advisory Committee 

  (2)  Two Seats – Sept. 30, 2026 
  (1)  One Seat – Sept. 30, 2024 

 

Mayoral Yes Jennelyn de Mesa Luna* 
Joseph Crawford* 
 

Public Art 

Committee 

(1)  One Seat – Sept. 30, 2026 

 

Mayoral No 

 
Eric Quinones 
Jake Zindulka 
Ricardo Rodriguez 
Patricia McGhee 
William A. Virchis*  

Traffic Safety 

Committee 

(1) One Seat – Sept. 30, 2026 Mayoral Yes Rafael Cotero  
Amelito Gozum* 

Residency requirements are listed if required in the chart above.  If filling a resident requirement, applicant 
must reside within the City of National City at the time the application is submitted to be considered for the 
resident position. 
 
*One (1) applicant Margaret Godshalk is currently a member of the Board of Library Trustees appointed 

June 18, 2018, to present with a term that expires September 30, 2023.  Margaret Godshalk is seeking 

reappointment. Attendance of meetings is shown below for reference.   
 

Attendance 2022 2023 (Jan-August) 

Attended 11 6 

Absent 0 0 

Cancelled 1 3 

 

Per City Council Policy #107 (D)(14)(3) Mandatory Training and Filing Requirements: 
Member Godshalk has completed all required training and filing requirements. 
 
**NOTE:  Member Godshalk has served two terms, per Council Policy 107 (D)(10) Reappointment must be 
approved by a four-fifths vote.

Page 59 of 1838



 
*One (1) applicant Jennelyn de Mesa Luna is currently a member of the Park, Recreation & Senior Citizens 

Advisory Committee appointed September 20, 2022, to present with a term that expires September 30, 

2023.  Jennelyn de Mesa Luna is seeking reappointment. Attendance of meetings is shown below for 

reference.   
 

Attendance 2022  2023 (Jan-August) 

Attended 0 6 

Absent 0 1 

Cancelled 2 1 

 
Per City Council Policy #107 (D)(14)(3) Mandatory Training and Filing Requirements: 
Committee member Luna has completed all required training and filing requirements. 
 
*One (1) applicant Joseph Crawford is currently a member of the Park, Recreation & Senior Citizens 

Advisory Committee reappointed September 20, 2022, to present with a term that expires September 30, 

2023.  Joseph Crawford is seeking reappointment. Attendance of meetings is shown below for reference.   
 

Attendance 2022  2023 (Jan-August)  

Attended 4 6 

Absent 0 1 

Cancelled 7 1 

 

Per City Council Policy #107 (D)(14)(3) Mandatory Training and Filing Requirements: 
Committee member Crawford has completed all required training and filing requirements. 
 
************************************************************************************************************************** 
*One (1) applicant William A. Virchis is currently a member of the Public Art Committee reappointed 

September 20, 2022, to present with a term that expires September 30, 2023. William Virchis is seeking 

reappointment. Attendance of meetings is shown below for reference.   

 
Attendance 2022  2023 (Jan-August) 

Attended 5 2 

Absent 0 1 

Cancelled 0 0 

 

Per City Council Policy #107 (D)(14)(3) Mandatory Training and Filing Requirements: 
Committee member Virchis has completed all required training and filing requirements. 
 
**NOTE:  Member Virchis has served two terms, per Council Policy 107 (D)(10) Reappointment must be 
approved by a four-fifths vote 
 
************************************************************************************************************************** 
*Traffic Safety Committee Member Ryan Whipple’s term is due to expire on September 30, 2023. Mr. 

Whipple is not seeking reappointment. Therefore, a vacancy exists with a term expiring September 30, 2026.  

 

Two applications were received for the Traffic Safety Committee. The application of Amelito Gozum was 

received after the deadline.   

 

************************************************************************************************************************** 
Appointment: 
Per City Council Policy #107 (D)(7): 
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 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, 
at which point the Mayor would propose an alternative candidate from the current application pool, or could 
choose to reopen the application period and return to City Councils with a different applicant for consideration.  
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If Mayor 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.  
 
Per City Council Policy #107 (D)(14)(3): Attendance 
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. 
 
Per City Council Policy #107 (D)(14)(3): 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 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. 
 
**Per City Council Policy #107 (D)(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. 
 
 

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. Anti-Sexual Harassment Training 
5. Brown Act Training 
6. Social Media Training 

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, and training website/software, 
and pre-recorded video.  Currently, these are all requirements of the Mayor and City Council, and City 
staff. 
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Board Of Library Trustees

Applicant Package - Member-Trustee

Board Of Library Trustees - Member-Trustee

Term: 30 Sep 2023 - 29 Sep 2026
Positions Available: 1

Number of applicants in this package: 1

- ravanilla, jissan
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Name :ravanilla, jissan

Address : , National city CA, 91950-5002

Email :

Board Name :Board of Library Trustees

Telephone Number : 

Registered to Vote in National City? : 

 
Yes 

Resident of National City? : 

 
Yes 

District Number? : 

0626670 

Present Employer? : 

Walmart highland national city CA 

Occupation : 

Deli/bakery associate  

Business Address : 

 National City, CA 91950 

Educational Background : 

Graduated sweetwater high school year 2012.  

Went to Southwestern community college for more than 2 years more than 40 units but 
stopped and didn't get a degree  

Currently Serving on a BCC? : 
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No 

Previously Served on a BCC? : 

 
No 

If so, which ones? If it does not apply, type N/A : 

N/A 

Professional or Technical Organization Memberships? : 

N/A 

Civic or Community Experience, Membership, or Previous Public Service 
Appointments? :  

N/A 

Experience or Special Knowledge Pertaining to Area of Interest? : 

N/A 

Have you ever been convicted of a felony crime? : 

 
No 

Have you ever been convicted of a misdemeanour crime? : 

 
No 

Time of Submission :08/11/23 10:45:50 PM
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Board Of Library Trustees

Applicant Package - Alternate

Board Of Library Trustees - Alternate

Term: 28 May 2023 - 30 Sep 2026
Positions Available: 1

Number of applicants in this package: 1

- McGhee, Patricia
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Name :McGhee, Patricia

Address  CA, 91950

Email :

Board Name :Board of Library Trustees

Telephone Number : 

Registered to Vote in National City? : 

 
Yes 

Resident of National City? : 

 
Yes 

District Number? : 

1 

Term of Residency? : 

10 months 

Present Employer? : 

San Diego Community College District 

Occupation : 

Professor of English, SD City College 

Business Address : 

Educational Background : 

BA English Cal Poly, SLO 

MFA Creative Writing SDSU 
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Currently Serving on a BCC? : 

 
No 

Previously Served on a BCC? : 

 
No 

If so, which ones? If it does not apply, type N/A : 

N/A 

Professional or Technical Organization Memberships? : 

AWP--Association of Writing Programs 

Civic or Community Experience, Membership, or Previous Public Service 
Appointments? :  

volunteer Feral Cat Coalition Volunteer One Book, One San Diego advisory 

Experience or Special Knowledge Pertaining to Area of Interest? : 

I am a professor of English at City College 

Have you ever been convicted of a felony crime? : 

 
No 

Have you ever been convicted of a misdemeanour crime? : 

 
No 

Time of Submission :08/10/23 3:49:49 PM
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CITY OF NATIONAL CITY 

APPLICATION FOR APPOINTMENT 

TO CITY BOARDS, COMMISSIONS, AND COMMITTEES 

___ Community & Police Relations Commission* (CPRC)  ___ Civil Service Committee 

___ Library Board of Trustees ___ Planning Commission  

___ Parks, Recreation & Senior Citizens Advisory Committee ___ Public Art Committee* 

___ Traffic Safety Committee  ___ Housing Advisory Committee* 

___ Port Commission   

 Applicants must be residents of the City of National City except for those marked by an asterisk (*).

All applicants must be U.S. Citizens and registered voters.

 Applicants for the Community and Police Relations Commission must pass a criminal background check

prior to appointment.

 Applicants for the Housing Advisory Committee must have subject matter expertise in housing-related

issues.

Name: ______________________________________ E-Mail: __ ______ 

Home Address: _______________________ Tel No: ____________ 
(Include City/Zip) 

Business Affiliation: __________________________________Title: ___________________________ 

Business Address: _________________________________________Tel. No.: __________________ 

Length of Residence in National City: _________ San Diego County: _______ California:  __________ 

Educational Background: _____________________________________________________________ 

__________________________________________________________________________________ 

Occupational Experience: _____________________________________________________________ 

__________________________________________________________________________________ 

Professional or Technical Organization Memberships: _______________________________________ 

__________________________________________________________________________________ 

Civic or Community Experience, Membership, or Previous Public Service Appointments:
_________________________________________________________________________________ 

Experience or Special Knowledge Pertaining to Area of Interest:_______________________________ 

__________________________________________________________________________________ 

Have you ever been convicted of a felony crime? No:__ Yes:__  misdemeanor crime? No:__ Yes: __ If 
any convictions were expunged disclosure is not required.  Convictions are not necessarily 
disqualifying.  Please feel free to provide an explanation or information if “Yes” was marked for the 
above two questions. 
_________________________________________________________________________________ 

_________________________________________________________________________________ 

Date: ____________________ Signature: _______ 

Please feel free to provide additional information or letters of endorsement. 

Return completed form to: Office of the City Clerk, 1243 National City Blvd., National City, CA 91950 

Thank you for your interest in serving the City of National City. 

Pursuant to the California Public Records Act, information on this form         Rev. February 2022 
may be released to the public upon request. 

Jake Zindulka

 National City, CA 91950

1 year 7.5 years 7.5 years

N/A N/A

N/A N/A

Rutgers University, B.S. Management and Global Business, 2014; 
University of San Diego School of Law, J.D., 2018

Attorney, 2018 - Present

Member, San Diego County Bar Association; 
Member, California Lawyers Association (Vice Chair, New Lawyers Section) 

Volunteer, National City Community Service Day, Kimball Park, 2022

See enclosed letter and resume. 
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ka 
| National City, CA 91950 

 

BAR MEMBERSHIPS 
 

California, Bar No. 323346  
New Jersey, Bar No. 316762020 
 

EDUCATION 
 

University of San Diego School of Law, San Diego, CA  
Juris Doctor, 2018 
Awards:   Recipient, Center for Public Interest Law’s Outstanding Public Interest Advocate Award 
Activities: Associate Board Member, 2016-2017 Moot Court Board 

• Competitor, 2016 Alumni Torts Tournament  
• Competitor, 2017 Paul A. McLennon, Sr. Honors Tournament  
• Brief Writer, 2017 Gibbons National Criminal Procedure Competition   

 

Rutgers University, Newark, NJ                                                                                                       
Bachelor of Science, Management and Global Business, 2014 
 

EXPERIENCE  
 

San Diego Volunteer Lawyer Program, Inc.                                                                               San Diego, CA 
Staff Attorney                                                                                                                   September 2022 – Present 
Represent survivors of domestic violence at permanent restraining order hearings. Supervise volunteer attorneys. 
Conduct client interviews and draft court filings. Conduct direct and cross-examinations. 
 

U.S. District Court, Southern District of California                                                                   San Diego, CA 
Term Law Clerk for the Honorable M. James Lorenz                                                     January 2021 – September 2022 
Consulted with Judge on pending matters. Managed civil docket. Analyzed pleadings and motions. Conducted 
legal research. Drafted court orders on substantive motions, including motions to dismiss and motions for 
summary judgment.  
 

County of San Diego, Office of County Counsel                                                                        San Diego, CA                        
Deputy County Counsel, Civil Division                                                                      November 2019 – January 2021  
Defended the County and its employees in complex civil rights actions. Investigated allegations and assessed 
merits of lawsuits. Developed litigation strategies. Drafted pretrial motions leading to dismissals with prejudice. 
Authored Ninth Circuit respondent brief that resulted in affirming a dismissal on the pleadings. Argued motions 
at hearings. Prepared for early neutral evaluations, case management conferences, and mediations. Interacted 
with clients. Drafted discovery requests and responses. Direct examined code enforcement officers at 
administrative hearings. Reviewed County policies and ordinances. Attended closed session meetings. Organized 
intern recruitment and interviewed applicants.  
 

Deputy County Counsel, Juvenile Dependency Division                                                     May 2019 – October 2019  
Represented Child Welfare Services in state court. Advised social workers on investigations. Negotiated with 
opposing counsel. Prepared witnesses to testify. Direct and cross-examined fact and expert witnesses at bench 
trials. Raised objections to evidence. Presented opening and closing statements.  
 

Graduate Law Clerk, Civil Division                                                                           September 2018 – March 2019 
Conducted legal research for civil rights and tort lawsuits. Drafted dispositive motions and a state appellate brief. 
Drafted motion to quash subpoena that sought testimony of high-ranking government official.  
 

University of San Diego School of Law                                                                                       San Diego, CA 
Research Assistant to Professor Orly Lobel                                                                            October 2016 – April 2018 

Reviewed articles prior to publication. Edited legal manuscript. Revised labor law textbook. Drafted memoranda 
on employment and antitrust law.  
 

Shustak Reynolds & Partners, P.C.                                                                                             San Diego, CA 
Law Clerk                                                                                                                        August 2017 – April 2018 

Drafted memoranda related to securities litigation. Analyzed whether investments qualified as securities under 
federal law. Drafted responses to regulatory inquiries. 
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U.S. Securities and Exchange Commission                                                                           Washington, D.C. 
Summer Honors Intern, Division of Corporation Finance                                                         May 2017 – July 2017 

Analyzed S-1s, S-3s, 10-Ks, proxy statements, and confidential treatment requests. Reviewed securities laws, 
regulations, no-action letters, and staff interpretations. Drafted comment letters to corporate counsel. Attended 
SEC closed session hearings on enforcement actions.  
 

Center for Public Interest Law, University of San Diego School of Law                                 San Diego, CA                                           
Student/Intern                                                                                                                    August 2016 – May 2017 
Researched laws related to the operation of public entities. Monitored the California Board of Accountancy and 
drafted a report on its actions.  
 

U.S. District Court, Southern District of California                                                                   San Diego, CA 
Spring Judicial Extern for the Honorable M. James Lorenz                                                       January 2017 – April 2017 

Evaluated motions. Attended pretrial hearings. Conferred with law clerks on pending matters.  
 

U.S. Attorney’s Office, Southern District of California                                                              San Diego, CA                                                                                                
Fall Legal Intern, Civil Division                                                                          September 2016 – November 2016 

Drafted summary judgment motion in Bivens action. Conducted research for civil fraud actions. Observed trials.    
 

U.S. District Court, Southern District of California                                                                   San Diego, CA 
Summer Judicial Extern for the Honorable M. James Lorenz                                                      May 2016 – August 2016 

Reviewed pleadings. Conducted legal research. Drafted court orders. Conferred with law clerks.  
 

California Department of Business Oversight (Dept. of Fin. Protection and Innovation)     San Diego, CA 
Legal Intern                                                                                                                       May 2016 – August 2016 

Reviewed consumer complaints. Analyzed financial regulations. Drafted enforcement pleadings.  
 

VOLUNTEER LEADERSHIP 
 

California Lawyers Association  
- Vice Chair, California Lawyers Association’s New Lawyers Section (2023 term) 
- Executive Committee Member, California Lawyers Association’s New Lawyers Section (2021 – 2023 term) 
- New Lawyer Liaison, California Lawyers Association’s Public Law Section (2021 – 2023 term)  
San Diego County Bar Association  
- Chair, San Diego County Bar Association’s New Lawyer Division (Jan. 2022 – Dec. 2022)  
- Board Member (New Lawyer Rep.), San Diego County Bar Association’s Board of Directors (2022 term) 
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MARCH 30, 2023 

Mayor Ron Morrison  

Vice Mayor Luz Molina  

Councilmember Marcus Bush  

Councilmember Jose Rodriguez  

Councilmember Ditas Yamane  

 

1243 National City Blvd.  

National City, CA 91950  

Dear Mayor, Vice Mayor, and Councilmembers, 

I am eager to get involved in the community and excited about the opportunities on the National City Board of Library 

Trustees and the Public Art Committee. I lived in several towns during my childhood and always relied on the local 

libraries as a source for educational development and entertainment. Roaming the stacks is still a hobby of mine. The 

library is one of the most vital public institutions, providing members of the public access to books and opportunities 

to develop professional skills. It is additionally a hub for public engagement, including National City’s Senior Social 

Hours. It would be a privilege to serve on the Board of Library Trustees to continue the great work of the library.  

Art—especially in public settings—can inspire members of the community and raise their aspirations. It also 

enhances daily commutes to work, school, and stores. It would be a privilege to serve on the Public Art Committee and 

advocate for more projects, including working with local commercial businesses to have murals painted on their 

buildings, partnering with owners of vacant retail properties on business strips to host public art shows, setting a goal 

to establish public art installations within a few blocks of every home, and creating more opportunities for residents to 

take part in the art.  

I am happy to provide additional information. Thank you for your service and consideration. I look forward to hearing 

from you.  

 

Best regards,  

Jake Zindulka  

Jake Zindulka 
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CITY OF NATIONAL CITY 
BOARDS, COMMISSIONS, AND COMMITTEES 

 
STATEMENT OF INTENT / REQUEST FOR RE-APPOINTMENT 

 
 
The City Council will soon consider the appointment / re-appointment to the  
Park, Recreation & Senior Citizens Advisory Committee. 
 
Please check the appropriate box, sign and return to the City Clerk’s Office. 
 
__ I respectfully request to be re-appointed.  
 
__ I do not desire to be re-a
 
Joseph Crawford:   
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Name :RODRIGUEZ, Ricardo

Address : National City, CA, 91950

Email :

Board Name :Public Art Committee

Secondary Phone : 

Registered to Vote in National City? : 

 
Yes 

Resident of National City? : 

 
Yes 

District Number? : 

1 

Present Employer? : 

retired 

Occupation : 

Illustrator & Graphic Artist  

Business Address : 

N/A 

Educational Background : 

High School graduate /Industry Training graphic artist 

Currently Serving on a BCC? : 

 
No 
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Previously Served on a BCC? : 

 
No 

If so, which ones? If it does not apply, type N/A : 

N/A 

Professional or Technical Organization Memberships? : 

TTLC 

Civic or Community Experience, Membership, or Previous Public Service 
Appointments? :  

Good Earth Gallery, Dodson Montessori Volunteer, Art Collectors Club 

Experience or Special Knowledge Pertaining to Area of Interest? : 

Over 40 years experience in multi media, oil painting, illustration, publications, collage 
and all art related fields  

Have you ever been convicted of a felony crime? : 

 
No 

Have you ever been convicted of a misdemeanour crime? : 

 
No 

Time of Submission :03/21/23 4:18:00 PM

Attachments:

- Ricardo B Rodriguez.pdf
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Ricardo B. Rodriguez 

National City, CA 

 
 
Technical Illustrator, Publication and Graphics Specialist with extensive 
experience in technical documentation, electronic and hard copy media 

 
Technical Competencies: 
PTC ISO Draw/Cad process – Product view - Pro E - Visio - Adobe Creative Suite CS4 - 
Photoshop - Illustrator - Flash - Acrobat - AutoCAD lite - Unix Interleaf - Canvas -
Proficient in HTML – Wind-chill - Detract- DOCUMENTUM - Microsoft Office 
 
Professional Experience:  
General Atomics Aeronautical Systems Inc. (2011- 2022)  
NASA Astronaut Training Division at Johnson Space Center - Bastion Technologies, 
Inc. (1996 - 2009)   
Ford Aero Space (1986 – 1996) 
Graphic Specialist: As a technical illustrator for GA-ASI I produce complex figures for 
reference and repair manuals from Pro E 3D models, photographs and hardcopy input 
used by the United States Air Force and the United States Army. I’ve produced over 
1300 complex illustrations with a daily high rate of accurate production. 
As Senior Illustrator for the Astronaut Training Division at Johnson Space Center I 
designed and created over 6000 isometric illustrations and produced a wide variety of 
graphic art work for presentations, web pages, technical documents, training manuals, 
classroom lessons, white papers, briefings and astronaut debriefings. I designed and 
created collateral products which included brochures, booklets, posters and exhibits. I 
generated vector based animations using traditional design techniques and desk top 
publishing software. For NASA I produced, managed, integrated and maintained 
graphics used in the Shuttle and International Space Station systems and subsystems 
astronaut-training manuals. I designed and produced space flight mission and division 
patches and color web page banners 
 
Publication Specialist: I was the acting liaison between the International team of 
NASA partners, engineers, curriculum developers, editors and instructors in the 
planning, designing and the implementation of complex publications.  I produced 
computer based training for Thermal Control Systems, Mechanical Systems, Robotics 
and Environmental Control Systems. 
 
Artist: I composed a wide variety of original artwork using Adobe CS4, Canvas and 
freehand methods such as tempera, acrylics oils and airbrush to create mission 
patches, 3D illustrations, displays and exhibits. 
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Schematics Lead Coordinator: I planned logistics, cost and production of the 
International Space Station systems schematics. 
 
Project Lead: I coordinated large graphic-intensive projects with associate illustrators 
and vendors, determining the portions and phases to be accomplished to ensure that 
finished artwork was artistically and technically consistent with Mission Operations 
Directorate and US Government requirements and provided project guidance and 
training to other illustrators. I coordinated the design of graphics, editing, and word 
processing for the early Emergency Return Vehicle (ERV) proposal team and other 
space program proposals 
 
System Maintenance: As a technical illustrator for GA-ASI I maintain my tasks in 
Detract. At NASA I maintained in DOCUMENTUM a large graphics database used to 
publish and generate reports on labor work-time and output, projections of resources 
and funding. 
  
Accomplishments:  
As a technical illustrator for GA-ASI developed and implemented techniques, processes 
and procedures on the use of PTC Product view for faster 3D model extraction.  
 
As Senior Illustrator for the Astronaut Training Division at Johnson Space Center, I 
designed and produced a 102-page reference guide for the Navy and Mission Control 
used for real-time collection and analysis of debris data on each Shuttle flight. I 
developed and produced 20 sets of books overseeing all aspects of production within a 
small production window.  I streamlined the production process by developing user-
friendly graphics for non-graphics NASA personal to make revisions and corrections for 
quick document integration. The cost savings to NASA was an estimated $10,000.00 
per year 
 
Accomplishments: 
Coordinated with NASA personnel to produce and develop pictorial desktop procedures 
and protocol processes to be used by the US and Russia in the early stages of 
Russian/US collaboration. 
 
Awards: Group Superior Achievement Award for Critical Schedule in support of the 
International Space Station (ISS) Astronaut Candidate (ASCAN) training Catalog. 
10/2009. Certificate of appreciation in recognition of outstanding effort for the Space 
Station Training Manual Project. 05/1998 
Certificate of appreciation in recognition of the significant role in the Space Station 
Information Services Group in expertise and innovation of document processing. 
12/1996 
 
Skills: 
Talented in freehand drawing, ink drawing, tempera, oil, & airbrush painting. Designed 
and produced hardware displays from photographs. 
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Experienced in audio and video recording, editing, and presentation resource 
management. 
 Fluent in Spanish 
Charles Milby High School graduate 05-1973 
National Agency Check (NAC) via NASA SF86 
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Public Art Committee

Applicant Package - Committee Member

Public Art Committee - Committee Member

Term: 30 Sep 2023 - 29 Sep 2026
Positions Available: 1

Number of applicants in this package: 1

- McGhee, Patricia
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Name :McGhee, Patricia

Address  CA, 91950

Email :

Board Name :Public Art Committee

Telephone Number : 

Registered to Vote in National City? : 

 
Yes 

Resident of National City? : 

 
Yes 

District Number? : 

1 

Term of Residency? : 

10 months 

Present Employer? : 

San Diego Community College District 

Occupation : 

Professor of English 

Business Address : 

Educational Background : 

BA English Cal Poly, San Luis Obispo 

MFA Creative Writing, SDSU 
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Currently Serving on a BCC? : 

 
No 

Previously Served on a BCC? : 

 
No 

If so, which ones? If it does not apply, type N/A : 

N/A 

Professional or Technical Organization Memberships? : 

Association of Writing Programs (AWP) 

Civic or Community Experience, Membership, or Previous Public Service 
Appointments? :  

Feral Cat Coalition, volunteer (2021-present) 

Experience or Special Knowledge Pertaining to Area of Interest? : 

I love art! I am a member of the Mingei Museum and past member of MCASD 

Have you ever been convicted of a felony crime? : 

 
No 

Have you ever been convicted of a misdemeanour crime? : 

 
No 

Time of Submission :08/10/23 3:31:59 PM
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Traffic Safety Committee

Applicant Package - Committee Member

Traffic Safety Committee - Committee Member

Term: 30 Sep 2023 - 30 Sep 2026
Positions Available: 1

Number of applicants in this package: 1

- GOZUM, AMELITO
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Name :GOZUM, AMELITO

Address : ATIONAL CITY, 91950

Email :

Board Name :Traffic Safety Committee

Telephone Number : 

Registered to Vote in National City? : 

 
Yes 

Resident of National City? : 

 
Yes 

District Number? : 

3 

Term of Residency? : 

8 

Present Employer? : 

Department of Navy - Naval Facilities Engineering Command 

Occupation : 

Civil Engineering 

Business Address : 

Educational Background : 

Bachelor of Science in Civile Engineer 1992 Don Honorio Ventura Technological State 
University- Philippines ---- w/ US Equivalency  
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Construction Inspection Management 36 Units in South Western College Chula Vista Ca. 
- 2021  

Currently Serving on a BCC? : 

 
No 

Previously Served on a BCC? : 

 
No 

If so, which ones? If it does not apply, type N/A : 

N/A 

Professional or Technical Organization Memberships? : 

AACEi 

Civic or Community Experience, Membership, or Previous Public Service 
Appointments? :  

Public Service in the Philippines - Elected no 1 Barangay Councilor - Chairman in Public 
Works and Budget and Finance  

Experience or Special Knowledge Pertaining to Area of Interest? : 

BS Engineering Graduate 

Have you ever been convicted of a felony crime? : 

 
No 

Have you ever been convicted of a misdemeanour crime? : 

 
No 

Time of Submission :08/28/23 3:49:35 PM

Attachments:

- email address.pdf
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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

Attachment C
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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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CITY COUNCIL POLICY 
CITY OF NATIONAL CITY 

 
 
  
 

AMENDED: November 16, 2021 

 

ADOPTED: June 17, 1986 

POLICY # 107 TITLE: Appointments to Boards, Commission and Committees 

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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CITY COUNCIL POLICY 
CITY OF NATIONAL CITY 

 
 
  
 

AMENDED: November 16, 2021 

 

ADOPTED: June 17, 1986 

POLICY # 107 TITLE: Appointments to Boards, Commission and Committees 

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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CITY COUNCIL POLICY 
CITY OF NATIONAL CITY 

 
 
  
 

AMENDED: November 16, 2021 

 

ADOPTED: June 17, 1986 

POLICY # 107 TITLE: Appointments to Boards, Commission and Committees 

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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CITY COUNCIL POLICY 
CITY OF NATIONAL CITY 

 
 
  
 

AMENDED: November 16, 2021 

 

ADOPTED: June 17, 1986 

POLICY # 107 TITLE: Appointments to Boards, Commission and Committees 

 
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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CITY COUNCIL POLICY 
CITY OF NATIONAL CITY 

 
 
  
 

AMENDED: November 16, 2021 

 

ADOPTED: June 17, 1986 

POLICY # 107 TITLE: Appointments to Boards, Commission and Committees 

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 
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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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BOARDS, COMMISSION AND 

COMMITTEES (11)

TOTAL MEMBERS 

(51+)

BOARD OF 

LIBRARY TRUSTEE

(5 Members)

CIVIL SERVICE 

COMMISSION

(5 Members)

COMMUNITY AND 

POLICE RELATIONS 

COMMISSION

(8 Members)

PARK, 

RECREATION 

AND SENIOR 

CITIZENS' 

ADVISORY 

COMMITTEE

(7 Members)

PLANNING 

COMMISSION 

and HOUSING 

ADVISORY 

COMMITTEE

(7 Members)

2 Ex Officio

PORT 

COMMISSION

(1 Member)

PUBLIC ART 

COMMITTEE

(5 Members)

SWEETWATER 

AUTHORITY

(1 Member)

TRAFFIC SAFETY 

COMMITTEE

(5 Members)

TERM 3 Years 5 Years 3 Years 3 Years 4 Years 4 Years 3 Years 4 Years 3 Years

RESIDENCY REQUIREMENT Yes Yes

5 Resident

up to 2 Non-Resident

(1) Non-Voting 

Member Yes Yes Yes No n/a Yes

VOTER REQUIREMENT No No No No No No No No No

MAYORAL APPOINTMENT SUBJECT TO 

CONFIRMATION BY THE CITY COUNCIL X X X X X X

CITY COUNCIL AS A BODY APPOINTMENT X X X

COMPENSATION No No No No

Compensation set 

by Council 

Resolution No No No No

FORM 700 FILING REQUIREMENT Yes Yes Yes No Yes n/a No n/a No

MEETINGS 1 X per month

1X every other 

month 1X every 3 months

1X every 2 

months 2X per month n/a 1X per quarter n/a 1X per month

REQUIRED TO REPORT TO COUNCIL 

ANNUALLY

Yes, on or before 

August 31st and to 

the State Librarian Yes Yes Yes Yes Yes Yes Yes Yes

OTHER

Can not be 

salaried employee 

or holds office of 

the City

BOARDS/COMMISSION/COMMITTEES

**Effective February 2, 2020 all Chair and Vice-Chairs are required to be NC Residents

CITY COUNCIL POLICY #107 and NCMC TITLE 16

Page 99 of 1838



 

 

   AGENDA REPORT 
 

Department:   City Attorney's Office 
Prepared by:   Barry J. Schultz, City Attorney  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 

 

 

SUBJECT: 
Approval of the Third Amendment to the Agreement between the City and Devaney Pate Morris 
& Cameron LLP for legal services. 
 
RECOMMENDATION:  
Adopt the Resolution Entitled, “Resolution of the City Council of the City of National City, 
California, Approving the Third Amendment to the Agreement Between the City and Devaney 
Pate Morris & Cameron LLP for Legal Services in the Specialized Area of General Civil Litigation 
Defense Arising from Government Claims by Increasing the Not-to-Exceed Amount by $ 50,000 
for a New Total Not-to-Exceed Amount of $ 250,000 Pertaining to Litigation Titled Cummins v. 
City. 
 
BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
Not Applicable. 
 
EXPLANATION: 
On November 16, 2021, the City entered into an agreement with Devaney Pate Morris & Cameron 
LLP for specialized services in General Civil Litigation Defense arising from Government Claims, 
which include consultation with the City Attorney and Risk Management on Government Claims, 
defense of the City on litigated matters, advice and counsel to the City Council, and 
communications with City staff for an amount not-to-exceed $75,000.00 per case and out of 
pocket disbursements pursuant to the Agreement.  
 
On March 21, 2023, the parties amended the Agreement as it pertains to the case titled Ashley 
Cummins v. City of National City to cover the cost of providing the increase scope of services 
from the original amount of $75,000 by increasing the not-to-exceed amount by $75,000.00, for a 
new total not-to-exceed amount of $150,000. 
 
On June 20, 2023, the parties amended the Agreement as it pertains to the case titled Ashley 
Cummins v. City of National City to cover the cost of providing the increase scope of services 
from the not-to-exceed amount of $150,000 by increasing the not-to-exceed amount by 
$50,000.00, for a new total not-to-exceed amount of $200,000. 
 
The City Attorney’s Office desires to amend the agreement by increasing the not-to-exceed 
amount by $ 50,000 for a new total not-to-exceed amount of $ 250,000 pertaining to litigation titled 
Cummins v. City. 
 
FINANCIAL STATEMENT:  
Additional contract cost will be paid from existing budget appropriations in the following account: 
627-405-081-432-0000 Risk Liability Claim Cost Account  
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RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Not Applicable   
 
ENVIRONMENTAL REVIEW:  
This is not a project under CEQA and is therefore not subject to environmental review.CCR15378; 
PRC 21065. 
 

PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
 

ORDINANCE: 
Not Applicable 
 
EXHIBITS:   
Exhibit A – Third Amendment to Agreement 
Exhibit B - Resolution 
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THIRD AMENDMENT TO THE AGREEMENT
BY AND BETWEEN

THE CITY OF NATIONAL CITY
AND

DEVANEY PATE MORRIS & CAMERON, LLP

THtS THTRD AMENDMENT TO THE AGREEMENT is entered into this Sth day of
September 2023, by and between the CITY OF NATIONAL CITY, a municipal corporation
("C|TY'), and DEVANEY PATE MORRIS & CAMERON LLP, (the "F|RM").

REC ITALS

WHEREAS, the CITY and the FIRM entered into an Agreement on November 16,

2021 ("lhe Agreement"), wherein the FIRM agreed to assist in representing the CITY in
connection with litigation and government claim issue services for a not-to-exceed
amount of $75,000.00 per case and out-of-pocket disbursements pursuant to this
Agreement; and

WHEREAS, the FIRM represents the CITY in the cases titled Ash/ey Cummins v.

City of National City; and

WHEREAS, on March 21,2023, the parties amended the Agreement as it pertains

to the case titled Ashtey Cummins v. City of National City to cover the cost of providing

the increase scope of services from the original amount of $75,000 by increasing the not-

to-exceed amount by $75,000.00, for a new total not-to-exceed amount of $150,000; and

WHEREAS, on June 20, 2023, the parties amended the Agreement as it pertains

to the case titled Ashley Cummins v. City of National City to cover the cost of providing

the increase scope of services from the original amount of $150,000 by increasing the
not-to-exceed amount by $50,000.00, for a new total not-to-exceed amount of $200,000;
and

WHEREAS, the parties also desire to amend the Agreement as it pertains to the
case titled Ashtey Cummins v. City of National City to cover the cost of providing the
increase scope of services from the Second Amended amount of $200,000 by increasing
the not-to-exceed amount by $50,000, for a new total not-to-exceed amount of
$250,000.00.

AGREEMENT

NOW, THEREFORE, the parties hereto agree that:

1. The June 20, 2023 Second Amendment to the Agreement is hereby amended
to cover the cost of the increased scope of services from the not-to-exceed amount of
$200,000.00 by an increased amount of $50,000.00, for a new total notto-exceed amount
of 9250,000.00 as it pertains to the case title Ashley Cummins v. City of National City.

City of National City and

Devaney Pate Morris & Cameron, LLP
Third Amended Agreement Page 1
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2. The parties further agree that, with the foregoing exceptions, each and every
other term and provision of the November 16,2021Agreement shall remain in full force
and effect.

lN WITNESS WHEREOF, the parties hereto have executed this Third Amendment
to the Agreement on the date and year first above written.

CITY OF NATIONAL CITY DEVANEY PATE MORRIS &
CAMERON LLP

By:
Ron Morrison, Mayor

APPROVED AS TO FORM:

By:
Barry J. Schultz,
City Attorney

E. Devaney
Title: Manaqinq Partner

William C. Pate
Title:Partner

City of National City and

Devaney Pate Morris & Cameron, LLP
Third Amended Agreement Page2
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RESOLUTION NO. 2023 - 
 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, CALIFORNIA, 
APPROVING THE THIRD AMENDMENT TO THE AGREEMENT BETWEEN THE CITY AND 
DEVANEY PATE MORRIS & CAMERON LLP FOR LEGAL SERVICES IN THE SPECIALIZED 
AREA OF GENERAL CIVIL LITIGATION DEFENSE ARISING FROM GOVERNMENT CLAIM 
BY INCREASING THE NOT-TO-EXCEED AMOUNT BY $ 50,000 FOR A NEW TOTAL NOT-
TO-EXCEED AMOUNT OF $ 250,000 PERTAINING TO THE LITIGATION TITLED CUMMINS 
V. CITY. 
 
   WHEREAS, on November 16, 2021, the City of National City (“City”) entered into an 
Agreement with Devaney Pate Morris & Cameron LLP for specialized services in General Civil 
Litigation Defense arising from Government Claims for an amount not-to-exceed of $75,000 per 
case; and 
 

WHEREAS, the legal services provided include consultation with the City Attorney and 
the City’s Risk Manager on Government Claims, defense of the City on litigated matters, advice 
and counsel to the City Council, and communications with City staff; and  

WHEREAS, on March 21, 2023, the parties amended the Agreement as it pertains to the 
case titled Ashley Cummins v. City of National City to cover the cost of providing the increase 
scope of services from the original amount of $75,000 by increasing the not-to-exceed amount 
by $75,000.00, for a new total not-to-exceed amount of $150,000; and 

WHEREAS,  on June  20, 2023, the parties amended the Agreement as it pertains to the 
case titled Ashley Cummins v. City of National City to cover the cost of providing the increase 
scope of services from the not-to-exceed amount of $150,000 by increasing the not-to-exceed 
amount by $50,000.00, for a new total not-to-exceed amount of $200,000; and 

WHEREAS, the City Attorney’s Office desires to increase the not-to-exceed amount by 
$50,000 for a new not-to-exceed amount total of $250,000 due to the ongoing cost of legal 
services pertaining to the litigation titled Ashley Cummins v. City of National City, et al.. 

     
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, 

CALIFORNIA, DOES RESOLVE, DECLARE, DETERMINE, AND ORDER AS FOLLOWS: 

Section 1:   Approves the Third Amendment to the Agreement with Devaney Pate 
Morris & Cameron LLP, attached to the Agenda Report as Exhibit A, increasing the not-to-exceed 
amount by $50,000 for a new not-to-exceed amount total of $250,000 pertaining to the litigation 
titled Ashley Cummins v. City of National City, et al. 

 
Section 2:  The parties further agree that, with the foregoing exceptions, each and 

every other term and provision of the November 16, 2021 Agreement shall remain in full force 
and effect. 

 
Section 3: The City Clerk shall certify the passage and adoption of this Resolution and 

enter it into the book of original Resolutions. 
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PASSED and ADOPTED this 5th day of September, 2023 
 
 

Ron Morrison, Mayor 

 

ATTEST: 
 
 

Shelley Chapel, MMC, City Clerk 
 

APPROVED AS TO FORM: 
 
 

Barry J. Schultz, City Attorney 
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   AGENDA REPORT 
 

Department:   Police Department 
Prepared by:   Christopher Sullivan, Captain  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 

 

 

SUBJECT: 
 
Agreement with the County of San Diego for use of the San Diego Sheriff’s Department’s Firearms 
Range and Training Facility at Miramar. 
 
RECOMMENDATION:  
  

Adopt the Resolution Entitled “Resolution of the City Council of the City of National City, California, 
Authorizing the City Manager to Enter into an Agreement with the County of San Diego for the 
Use of the San Diego Sheriff’s Department’s Firearms Range and Training Facility at Miramar. 
 
BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
 
Not Applicable. 
 
EXPLANATION: 
 
The National City Police Department (“NCPD”) had a previous agreement with the County of San 
Diego for the use of the San Diego Sheriff’s Department’s Firearms Range and Training facility at 
Miramar, but the agreement has expired and needs to be renewed. The NCPD utilizes certain 
outdoor shooting ranges and training facilities that can accommodate required firearms and less-
lethal weapons training in order to maintain our highest level of professionalism and operational 
readiness. Furthermore, the use of the Sheriff’s Department’s facility is necessary while the City’s 
Indoor Training Range is undergoing upgrades to meet required environmental standards. These 
upgrades are anticipated to be completed by the summer of 2024. The proposed agreement is 
for a period of five years with a not-to-exceed amount of $10,000 per year.  
 
FINANCIAL STATEMENT:  
 
Funding in the amount of $10,000 for the use of the range has been included in the Police 
Department’s FY 2023-24 budget. The fee schedule for the use of the premises is included as 
EXHIBIT “A” in the attached agreement. 
      
RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
 
Public Safety   
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ENVIRONMENTAL REVIEW:  
 
This is not a project under CEQA and is therefore not subject to environmental review.CCR15378; 
PRC 21065. 
 

PUBLIC NOTIFICATION: 
 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
 

ORDINANCE: 
 
Not Applicable 
 
EXHIBITS:   
 

Exhibit A – SDSO Miramar Range Agreement final 8.8.23 
Exhibit B – Resolution  
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LICENSE 

MIRAMAR FIREARMS TRAINING CENTER 

 

This license agreement (“License”) is entered into between the County of San Diego, a 

political subdivision of the State of California (“County”), and 

(“Licensee”). 

 

RECITALS 

 

A. County operates and maintains a training facility (defined in Section 1) located at 

Miramar Marine Corps Air Base, Camp Elliot, East Miramar Road in San Diego. 

 

B. Licensee is a public entity that desires permission for the use of the training 

facility. 

 

C. The Director, Department of General Services (“Director”), finds that grant of a 

license to Licensee for use of the training facility is in the public interest of 

promoting public safety and use of the training facility by Licensee will not 

substantially conflict or interfere with the use of the training facility by the 

County as the Licensee’s use is non-exclusive. 

 

D. County agrees to the use of the training facility and grants permission for use of 

the training facility by Licensee upon the following terms and conditions. 

 
 

LICENSE 

 

1. Facility. The property subject to this License is located at Miramar Marine Corps 

Air Base, Camp Elliot, East Miramar Road in San Diego, and includes land for shooting ranges 

(“Range”) and structures (“Training Rooms”) that comprise the “Miramar Firearms Training 

Center” (“Facility”). The Facility is further described in EXHIBIT “A” FACILITY MAP of this 

License 

 

2. Use. Licensee is hereby given a non-exclusive license to use the Facility for 

meeting and training purposes only upon the terms and conditions contained in this License. 

 

3. Term. The term (“Term”) of this License shall commence upon execution of this 

License by the Director (“Commencement Date”), and shall expire five (5 ) years from the 
Commencement Date unless earlier terminated by either party upon ten (10) days written notice 
to the other party. 

 

4. Facility Reservations. Licensee shall request in writing specific days and specific 

times for the use of the Facility at least ten (10) days prior to the date of requested use. Written 

requests shall be emailed to the Miramar Firearms Training Center at 

rangerequest.mtf@sdsheriff.org or made by telephone at 858-565-3077. County will provide a 

written confirmation of a reservation, provided the Facility is available for use at the day and 

National City Police Department 
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time requested. If the day and time requested is not available, notification will be provided to the 

Licensee within three (3) business days via email or telephone. Licensee agrees and understands 

that the Facility may be reserved only if the Facility is not in use by the County or other parties 

under a license with County and that reasonable accommodation of all parties using the Facility 

is the desired objective. Reservations for Structured Training Events (defined in EXHIBIT “C”) 

will require additional information as described in EXHIBIT “C” RULES AND  

REGULATIONS of this License. 
 

5. Fees. Licensee shall pay fees for use of the Facility as described in EXHIBIT “B” 

FEE SCHEDULE of this License. County reserves the right to revise the fee schedule from time 

to time during the Term. County shall provide ninety (90) days written notice to Licensee of any 

change to the fee schedule. 

 

6. County Use of Facility. County reserves the right to use the Facility at all times 

and to close the Facility during times of emergency or when needed for County activities. 

 

7. Access. Licensee and Licensee’s employees, guests and invitees shall not impede 

the flow of vehicular traffic on, or restrict public access to or from, the Facility. Licensee shall 

not interfere with County operations at the Facility. When on the Facility, Licensee and 

Licensee’s employees, guests and invitees shall drive only on established roadways and 

driveways. 

 

8. License. This License is not a lease, does not create or convey an easement and 

does not convey any interest or estate in real property to Licensee. County may enter the Facility 

covered by this License at any time during the Term. 

 

9. Maintenance, Cleanup and Repair. Licensee shall conduct its operations in an 

orderly manner and shall leave the Facility in as clean and good a condition as when Licensee 

entered the Facility pursuant to this License. If Licensee damages any County property or 

facilities or incurs excessive cleanup of the Facility, Licensee shall promptly inform the Range 

office and shall promptly reimburse County for the full costs that County incurs to clean the 

Facility, repair the damage, or replace the damaged property. 

 

10. Storage. Licensee shall not store or leave any personal property or equipment on 

or in the Facility without obtaining the prior written consent of the Range office. 

 

11. License on Site. Licensee shall have a copy of this License available at all times 

when Licensee is using the Facility. Licensee shall show a copy of this License to County staff 

upon request. 

 

12. Compliance with Laws. Licensee shall comply with all federal, state and local 

laws, statues, ordinances, rules or regulations, including all provisions of the Occupational Safety 

and Health Act of 1979 (“Act”) and all amendments to the Act, that apply to Licensee’s use of 

the Facility. 

 

13. Rules and Regulations. Licensee shall comply with the rules and regulations for 
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the Facility attached as EXHIBIT “C” RULES AND REGULATIONS of this License. 
 

14. Safety. Lessee shall comply with all applicable federal, state and local safety 

regulations including the regulations attached as EXHIBIT “C” RULES AND REGULATIONS, 

EXHIBIT “D” RANGE SAFETY OFFICER QUALIFICATIONS and EXHIBIT “E” RANGE  

SAFETY POLICY of this License. 
 

15. Compliance with Stormwater Laws. Licensee’s use of the Facility is subject to all 

present or future federal, state and local laws, statutes, regulations, ordinances, policies, 

guidelines and orders (“Stormwater Laws”) regarding the discharge of pollutants into the 

stormwater conveyance system. As applicable to the Licensee’s use of the Facilities, Licensee’s 

compliance with Stormwater Laws may include requirements for Licensee to develop, install, 

implement and maintain pollution prevention measures, source control measures and Best 

Management Practices (“BMPs”). BMPs can include operational practices, water or pollutant 

management practices, physical site features, or devices to remove pollutants from stormwater, 

to affect the flow of stormwater or to infiltrate stormwater to the ground. BMPs applicable to 

Licensee’s use of the Facility may include a requirement that all materials, wastes or equipment 

with the potential to pollute urban runoff be stored in a manner that either prevents contact with 

rainfall and stormwater, or contains contaminated runoff for treatment and disposal. Licensee is 

required to and shall use, operate, maintain, develop, redevelop and retrofit the Facility, as 

necessary, in accordance with Stormwater Laws restricting the discharge of non-stormwater at or 

from the Facility and Stormwater Laws requiring pollution prevention measures, source control 

measures, or the installation or use of BMPs. Licensee shall develop, install, implement and/or 

maintain at Licensee’s sole cost and expense, any BMPs or similar pollution control devices 

required by Stormwater Laws and any implementing regulations or guidance. Licensee 

understands and acknowledges that the Stormwater Laws applicable to Licensee’s use of the 

Facility may be changed from time to time by federal, state and/or local authorities, and that 

additional requirements may become applicable based on changes in Licensee’s activities or 

development or redevelopment by Licensee or County. Licensee shall conduct stormwater 

training and perform regular stormwater self-inspections, and maintain records of all stormwater 

training and self-inspections and provide all necessary documentation to County upon request. 

Licensee shall develop, install, implement, and maintain any additional BMPs and/or other 

pollution control practices at the Facility at Licensee’s sole cost and expense. To the extent there 

is a conflict between any federal, state or local law, Licensee shall comply with the more 

restrictive provision. If County receives any fine or fines from any regulatory agency as a result 

of Licensee’s failure to comply with Stormwater Laws, Licensee shall reimburse County for the 

entire amount of the fine(s). 

 

16. Hazardous Substances. Licensee shall be solely responsible for fully complying 

with all present or future federal, state and local laws, statutes, regulations, ordinances, policies, 

guidelines and orders of any governmental entity regarding contaminated soils, hazardous 

materials or environmental cleanup, regardless of whether or not the obligation to comply is an 

obligation of the land owner. If any hazardous substance spills, leaks or is discharged from any 

facility on the Facility, Licensee shall immediately make all repairs necessary to prevent further 

spills, leaks or discharges and shall immediately clean up and promptly dispose of the spilled 

hazardous substance and any soil contaminated by the spill. If the Licensee fails to make the 
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required repairs, to clean up the spill or to properly dispose of any contaminated soil, County 

may after written notice to Licensee take all steps County deems necessary to make the 

necessary repairs, to clean up the spill and to dispose of any contaminated soil. Licensee shall 

reimburse County for the cost of all repair and cleanup work performed by County. Licensee 

shall reimburse the County for the cost of any work, plus administrative expenses, within thirty 

(30) days of receiving a bill for the work from the County. Licensee shall be solely responsible 

for paying all fines, damages and penalties imposed by any governmental agency regarding the 

production, storage, distribution, processing, handling, disposing, spilling, leaking or discharging 

of any hazardous substance. Without limiting Licensee’s indemnification obligations to County 

under Section 18 and excluding material expended from ammunition or ordnance by Licensee 

pursuant to the terms and conditions of this License, Licensee shall indemnify, defend, reimburse 

and hold harmless County, its elected officials, officers, employees and agents from any and all 

liability, claims, damages or injuries to any person, including injury to the County or any of 

County’s elected officials, officers, employees, agents, representatives, guests, licensees, 

invitees, patrons, or of any other person, and all expenses of investigating and defending against 

all liability, claims, damages or injuries, arising from or alleged to have arisen from or in 

connection with the presence of hazardous substances, toxic materials or hazardous waste upon, 

about or beneath the Facility or migrating to or from the Facility or arising in any manner out of 

the violation of any governmental regulation pertaining to hazardous substances, toxic materials 

or hazardous waste which condition exists after the execution of this License. 

 

17. County Access. County, or County’s representatives or agents, may enter 

the Facility at any and all reasonable times during the Term of this License for the purpose 

of determining whether the Licensee is complying with the terms and conditions of this 

License, or for any other purpose incidental to the rights of County. 

 

18. Indemnification. County shall not be liable for, and Licensee shall defend 

and indemnify County and its elected officials, officers, employees and agents (collectively 

“County Parties”) against, any and all claims, demands, liability, judgments, awards, fines, 

mechanics liens or other liens, labor disputes, losses, damages, expenses, charges or costs 

of any kind or 

character, including attorneys’ fees and court costs (collectively “Claims”), related to this 

License or Licensee’s use of the Facility and arising either directly or indirectly from any act, 

error, omission or negligence of Licensee or its contractors, agents, volunteers, servants or 

employees, including, without limitation, Claims caused by the concurrent negligent act, error or 

omission, whether active or passive, of County Parties. Licensee shall have no obligation, 

however, to defend or indemnify County Parties from a Claim if it is determined by a court of 

competent jurisdiction that the Claim was caused by the sole negligence or willful misconduct of 

County Parties. 

 

19. Insurance. Within ten (10) business days prior to the Commencement Date, Licensee 

shall submit to County certificates of insurance and appropriate separate endorsements to the actual 

insurance policy, evidencing that Licensee has obtained for the Term of this License, at its sole 

expense, insurance in the following forms of coverage and minimum amounts specified from 

insurance carriers with a Best’s Rating of not less than A, VII or a company of equal financial stability 

approved in writing by County’s Risk Management Division. 
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a. An occurrence policy of Commercial General Liability insurance including 

Premises, Operations, Products and Completed Operations, Contractual Liability, and Independent 

Contractors Liability insuring Licensee against liability for bodily injury, personal injury or property 

damage arising out of or in connection with Licensee, their agents, representatives, employees or 

subcontractors performance of work or service under this License of not less than $2,000,000 per 

occurrence and $4,000,000 general aggregate. The County of San Diego, its officers, agents, 

employees, and volunteers shall be added as Additional Insured by separate endorsement to Licensee’s 

insurance (at least as broad as ISO form CG 2012). 

 

b. Comprehensive Automobile Liability covering all owned, non-owned and hired 

vehicles for bodily injury and property damage of not less than $1,000,000 each accident. 

 

c. Statutory Workers’ Compensation, as required by State of California and 

Employer’s Liability at $1,000,000 each accident for bodily injury or disease. Coverage shall include 

waiver of subrogation endorsement in favor of County of San Diego. If Licensee is a Federal Agency, 

the Federal Employees Compensation Act (FECA) would be acceptable to County’s Risk 

Management Division regarding this coverage. 

 

d. Certificates of insurance provided by Licensee must evidence that the insurer 

providing the policy will give County written notice of cancellation in accordance with the policy 

provisions. 

 

If Licensee maintains broader coverage and/or higher limits than the minimums shown 

above, County requires and shall be entitled to the broader coverage and/or higher limits 

maintained by Licensee. As a requirement of this License, any available insurance proceeds in 

excess of the specified minimum limits and coverage stated above, shall also be available to 

County. County shall retain the right to review the coverage, form and amount of insurance 

required in this License and may require Licensee to obtain insurance reasonably sufficient in 

coverage, form and amount to provide adequate protection against the kind and extent of risk 

which exists at the time a change in insurance is required. County retains the right to demand a 

certified copy of any insurance policy required in this License after fifteen (15) days’ notice. 

Licensee may fulfill some or all of the insurance requirements contained in this License under a 

plan of self-insurance. Licensee shall only be permitted to utilize self-insurance if in the opinion 

of County Risk Management, Licensee’s (i) net worth, and (ii) reserves for payment of the 

claims of liability against Licensee are sufficient to adequately compensate for the lack of other 

insurance coverage required by this License. Licensee’s utilization of self-insurance shall not in 

any way limit liabilities assumed by Licensee under this License. 

 

20. Accidents. If a death, serious personal injury or substantial property damage 

occurs in connection with the performance of this License, Licensee shall immediately notify the 

Sheriff’s Communication Center at 858-565-5030. Licensee shall promptly submit to County a 

written report, in any form required by County, of any accidents that occur in connection with 

this License. The report must include the following information: (i) the name and address of the 

injured or deceased person(s); (ii) the name and address of Licensee’s liability insurance carrier; 

and (iii) a detailed description of the accident and whether any of County’s equipment, tools, 

material or staff was involved. 
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21. Assignment. Licensee shall not assign or transfer any interest in this License. 
 

22. Notices. Any notice, other than the Facility reservations described in Section 4 of 

this License, that is required or permitted to be given pursuant to this License shall be written 

and shall be effective (i) when personally delivered to the recipient or sent by facsimile 

transmission, or (ii) on the third business day after being sent by the United States Postal Service, 

postage prepaid and addressed to the party as follows: 

 

If to County: Sheriff Weapons Training Unit 

440 Alta Road 

San Diego, California 92154 

 

With a copy to: County of San Diego 

Department of General Services 

Real Estate Services Division 

5560 Overland Avenue 

Suite 410 

San Diego, California 92123 
 

If to Licensee:  

 
 
 
 

Telephone Number:  (619) 336-4519  

City of National City Police Dept 

Attn: Assistant Chief Alex Hernandez 

1200 NATIONAL CITY BL. 

NATIONAL CITY, CA. 91950 
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If Licensee’s contact information changes during the term of this License, Licensee shall notify 

County in writing within five (5) business days of the change. 

 

23. Entire Agreement. This License constitutes the entire agreement between County 

and Licensee with respect to the subject matter of this License, and all prior or contemporaneous 

agreements, understandings and representations, oral or written, are superseded. 

 

24. Interpretation. This License shall be governed by the laws of the State of 

California. However, the provisions of this License shall be strictly construed against Licensee. 

 

25. Authority to Sign. Licensee represents and warrants that it has full power and 

authority to execute and fully perform its obligations under this License without the need for any 

further action, and that the person executing this License on behalf of Licensee is the duly 

designated agent of Licensee and is authorized to act on behalf of Licensee. 

 

26. Business Days. The term “business days” as used in this License means any 

calendar day other than a Saturday, Sunday, or official County holiday. 

 

27. Exhibits. All exhibits referred to in this License are attached to this License and 

incorporated into this License by reference. 

 

28. Effective Date. County and Licensee have executed this License as of the day 

and year written below. This License shall be effective as of the date of its execution by the 

Director. 

 

THE REMAINDER OF THIS PAGE HAS BEEN LEFT INTENTIONALLY BLANK. 

THE SIGNATURES ARE ON THE FOLLOWING PAGE. 

 

SIGNATURES 

 

Licensee: County: 
 

City of National City Police Dept. 
 

 

County of San Diego, a political 

subdivision of the State of California 
 

 

By:   By:   

Ben Martinez, Interim City 
Manager 

Marko Medved, P.E., CEM, Director, 

Department of General Services 

 

 

Date:   Date:   
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EXHIBIT “A” 

FACILITY MAP 

Location Map 
 

 
 

Page 115 of 1838



A-2  

EXHIBIT “A” 

FACILITY MAP 

Site Map 
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EXHIBIT “A” 

FACILITY MAP 

Site Plan 
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EXHIBIT “B” 

FEE SCHEDULE 
 

MIRAMAR FIREARMS TRAINING CENTER EFFECTIVE 12/04/2017 

 

 

STRUCTURED TRAINING EVENTS 

Firing Ranges, Training Venues and Classrooms 

 

4-hours 

 

8-hours 

Range 5 - Combat - 25-yard range $200.00 $300.00 

Range 6 - Drive on/Combat - 40-yard range $200.00 $300.00 

Range 7 - Drive on/Combat - 50-yard range $200.00 $300.00 

Duffytown (rear firing range only) $200.00 $300.00 

Duffytown (w/o firing range) $200.00 $300.00 

Duffytown (with rear firing range) $200.00 $300.00 

Duffytown Classroom (Maximum 45 Occupancy) $100.00 $150.00 

Classroom A (FATS) N/A N/A 

Classroom B (Maximum 42 occupancy) $100.00 $150.00 

Classroom C (Maximum 35 occupancy) $100.00 $150.00 

Classroom D (Maximum 35 occupancy) $100.00 $150.00 

Classroom F (Mat Room) $100.00 $150.00 

SWAT Obstacle Course $200.00 $300.00 

K-9 Training Center $200.00 $300.00 

Gas House (Chemical Agents Building) $200.00 $300.00 

After Hours $300.00 N/A 

 

 

Revised 2/2/2018 
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EXHIBIT “C” 

RULES AND REGULATIONS 
 

Use of the Facility falls into two categories: (i) “Open Shooting” (individual shooting) 

and (ii) “Structured Training Events” (group training). The use of the Facility is subject to the 

rules and regulations below, which is subject to change during the Term of this License. Any 

changes will be communicated by County personnel at the Range office at the time when 

appointments are made and/or at check-in for Range use. 

 

Open Shooting 
 

Open Shooting is designed to allow law enforcement officers the opportunity to train 

individually. The officer must adhere to the following protocols when using the Range. Failure 

to adhere to the protocols may result in loss of Range privileges and notification of the loss of 

shooting range privileges to the officer’s employer. If more than three individual Open Shooters 

of Licensee use the Range at the same time, the use will be categorized as a group and shall 

require payment of Structured Training Reservation fees. 

 

1. The officer shall report to the Range office prior to shooting. 

 

2. The officer shall read and acknowledge the Range safety rules. 

 

3. All firearms being used during training shall be listed on the sign-in log. 

 

4. The officer may be required to provide eye and ear protection and tape at the time of 

check-in. 

 

5. Open shooting shall only be conducted on the Range designated by the Range office. 

 

6. Only stationery, presented targets shall be used. 

 

7. The officer shall provide cardboard target backing. 

 

8. No steel shooting is allowed without prior coordination with the Range office and 

approval from the Sheriff's Weapons Training Lieutenant. 

 

9. No automatic firearms shall be fired during open shooting without prior coordination 

with the Range office and approval from the Sheriff's Weapons Training Lieutenant. 

 

10. The officer shall check out with the Range office prior to leaving the Facility. 

 

11. All damage and injuries must be reported to Range office at the time of check out and 

reported pursuant to Section 22 of this License. 

 

12. Licensee and its employees, guests, and invitees shall not clean weapons at the Facility 

using solvents or other hazardous substances. The Facility does not provide disposal of 
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rags or other materials used for cleaning weapons. Pursuant to Section 16 of this 

License, the Licensee is responsible for fully complying with all federal, state, and local 

laws pertaining to hazardous substances. 

 
 

Structured Training Events 
 

To reserve a Range or use a Training Room for a Structured Training Event, the requesting 

agency must: 

 

1. Contact the Facility’s scheduling office to check availability at 858-565-3077. 

 

2. Submit a request via email at rangerequest.mtf@sdsheriff.org or to 858-565-3077 a 

minimum of two (2) weeks prior to requested date. The written request must include the 

following information: 

 

a. Name of the Range Safety Officer (defined in EXHIBIT “D”) who will oversee 

the training. 

 

b. Identification of the Range or Training Room being requested. 

 

c. Date and time of requested use and number of trainees. 

 

d. Synopsis of the course of fire or nature of training or event being conducted. 

 

e. Types of firearms and ammunition to be used. 

 

f. Indication if automatic weapons are to be used. This must be approved by Range 

office prior to the training. 

 

3. Confirm that that Range Safety Officer that will oversee the training meets the 

qualifications listed in EXHIBIT “D” RANGE SAFETY OFFICER QUALIFICATIONS 

of this License. 

 

4. The Range Safety Officer shall conduct a pre-use inspection of the Facility. Any 

maintenance discrepancy should be brought to the attention of the Range office prior to 

use. 

 

5. The Range Safety Officer, at the conclusion of training, shall sign out at the Range office. 

Any damage or injuries shall be reported prior to leaving the Facility out and reported 

pursuant to Section 22 of this License. 
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EXHIBIT “D” 

RANGE SAFETY OFFICER QUALIFICATIONS 
 

 

Any agency wanting to schedule the use of a Range at the Facility for a Structured Training 

Activity shall: 

 

1. Be a law enforcement agency or military entity authorized to use the Facility. 

 

2. Have a “Range Safety Officer” who has completed a “Police Officer Standards and 

Training” [POST] approved firearms instructor certification course or equivalent. 

 

3. Submit a letter indicating the certification course attended by the Range Safety Officer 

and the date of the certification. 

 

4. Have the Range Safety Officer attend an annual update course or review of updated 

Facility policy as dictated by the Sheriff’s “Range Master”. 
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EXHIBIT “E” 

RANGE SAFETY POLICY 
 

 

It is the responsibility of the Sheriff’s Range Master, Facility staff and the Licensee’s 

Range Safety Officer to ensure a safe training environment by enforcing and obeying the 

following safety guidelines: 

 

General Safety Rules 
 

1. Safety is everyone’s responsibility. 

 

2. Authorization to use the Facility is restricted to law enforcement and military personnel 

only. 

 

3. Civilian guests, accompanied by a law enforcement/military host, may use the Facility. 

However, this use must be scheduled in advance and supervised by Weapons Training 

Unit staff. 

 

4. Signing in and out at the Range office is mandatory. 

 

5. No person under the age of 18 will be allowed on the facility without prior authorization 

of Range office. 

 

6. Any person displaying symptoms of intoxication will not be allowed at the Facility. Any 

person using prescription drugs must report this to the Range Safety Officer or Facility 

staff prior to using the Range. If the individual’s sobriety or ability to operate weapons 

safely is questionable, Facility staff will reserve the right to deny access to the Facility. 

The individual will be released to a competent guardian and shall leave the Facility. 

 

7. Smoking is not allowed at the Facility. 

 

8. Individuals using the Range are restricted to a 90-minute use period when other personnel 

are waiting to use the Range. 

 

9. Aiming, discharging and all loading and unloading of weapons must be done on the firing 

line of the Range and not in the parking area of the Facility, with the firearm pointed in a 

safe direction (down range). 

 

10. Firing of automatic firearms will only be permitted upon approval of the Range office. 

 

11. Use of eye and ear protection is required of all personnel while shooting is in progress. 

 

12. All expended ammunition casings and trash will be cleared from the Range following 

use. 
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13. Pursuant to Section 9 and Section 22 of this license, all damage must be promptly 

reported to the Range office. 

 

14. All injuries must be reported to the Range office immediately. Any response to medical 

emergencies shall be in compliance with the “Medical Response Procedures” set forth in 

the Miramar Firearms Training Center Policy & Procedures Manual. 

 

15. No ammunition is allowed in firearms cleaning areas. 

 

16. No diversionary devises (flash bangs) are allowed at the Facility, unless authorized in 

advance by Facility staff. 

 

17. No chemical agents may be used at any time. 

 

18. No walking is allowed on any dirt impact area or protective berms at any time. 

 

19. No dogs are allowed at the Facility, unless they are enclosed/secured within a law 

enforcement vehicle. Dogs shall not leave a vehicle while at the Facility. No “breaking” 

of a dog will be allowed at the Facility. 

 

20. All vehicles will be driven in a safe and reasonable manner not to exceed 15 miles per 

hour. 
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RESOLUTION NO. 2023 - 
 
RESOLUTION OF THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, CALIFORNIA, 
AUTHORIZING THE CITY MANAGER TO ENTER INTO AN AGREEMENT WITH THE COUNTY 
OF SAN DIEGO FOR THE USE OF THE SAN DIEGO SHERIFF’S DEPARTMENT’S FIREARMS 
RANGE AND TRAINING FACILITY AT MIRAMAR.  

 
WHEREAS, the City of National City Police Department (“NCPD”) is required to provide 

training to its police personnel in firearms and less-lethal weapons; and  

 
WHEREAS, the NCPD Indoor Training Range is currently inaccessible as it is 

undergoing upgrades to meet required environmental standards; and  

 
WHEREAS, these upgrades are anticipated to be completed by the summer of 2024; and  
 
WHEREAS, the approval of this agreement will provide the NCPD with an option for 

providing the required and mandated firearms and less-lethal weapons training in order to maintain 
the highest level of professionalism and operational readiness; and  

 
WHEREAS, City staff requests City Council authorize the City Manager to enter into an 

Agreement with the County of San Diego to use the San Diego County Sheriff’s Department’s 
Firing Range and Training Facilities at Miramar, for a period of five (5) years with a not-to-exceed 
amount of $10,000 per year.  

 
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, 

CALIFORNIA, DOES RESOLVE, DECLARE, DETERMINE, AND ORDER AS FOLLOWS: 

 
Section 1: That the City Council hereby authorizes the City Manager to enter into an 

Agreement with the County of San Diego to use the San Diego County Sheriff’s Department’s 

Firing Range and Firearm’s Facilities at Miramar for a period of five (5) years with a not-to-exceed 

amount of $10,000 per year.  

 
Section 2: That the City Clerk shall certify the passage and adoption of this 

Resolution and enter it into the book of original Resolutions. 

 
PASSED and ADOPTED this 5th day of September, 2023 

 
 

 

Ron Morrison, Mayor 
ATTEST: 

 
 

 

Shelley Chapel, MMC, City Clerk 
 
APPROVED AS TO FORM: 

 
 
 

Barry J. Schultz, City Attorney 
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   AGENDA REPORT 
 

Department:   Engineering and Public Works 
Prepared by:   Luca Zappiello, Associate Engineer  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 

 

 

SUBJECT: 
Approving the Final Parcel Map and Conditionally Approving the Offer of Dedication for the 
Proposed Emergency Vehicle Access Easement located on the South Side of 3140 E. 2nd Street. 
 
RECOMMENDATION:  
Adopt a Resolution Entitled, "Resolution of the City Council of the City of National City, California, 
Approving the Final Parcel Map and Conditionally Approving the Offer of Dedication for the 
Proposed Emergency Vehicle Access Easement Included Therein for the New Project Located 
on the South Side of 3140 E. 2nd Street, and Authorizing the Mayor and City Clerk to sign the 
Map.” 
 
BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
Not Applicable. 
 
EXPLANATION: 
Mr. Jonathan and Mrs. Sarah Bender, owners of the single-family dwelling located at 3140 E. 2nd 
Street (APN: 554 112 16 00) and the empty lot located on the south side of the property (APN 
554 112 15 00), are proposing to create four new parcels from the existing vacant lot. Mr. and 
Mrs. Bender propose constructing one single-family dwelling on each of the four proposed new 
parcels.  
 
On February 3, 2020, the Planning Commission approved the proposed tentative parcel map 
(Resolution No. 2020-01), which included the conditions of approval from the Planning, 
Engineering, and Fire Departments that would need to be addressed in the Final Parcel Map. 
One of the requirements from the Fire Department and the Planning Department is to provide a 
20-foot wide easement for emergency vehicle access and to record a maintenance agreement 
for the access easement. 
 
According to the Fire Department, Mr. and Ms. Bender are proposing the installation of a 20-foot 
wide easement for emergency vehicle access along the west side of the property with an 
appropriate turning radius for the fire apparatus between Lot No. 1 and Lot No. 2 in the Final 
Parcel Map. In addition, based on the Planning Department requirement, Mr. and Ms. Bender 
need to record the attached maintenance agreement, where the future property owners of the 
proposed four lots will be responsible for the maintenance of the proposed easement area. The 
proposed maintenance agreement has been approved as to form and content by the City 
Attorney, and it will be recorded with the County Recorder with the Final Parcel Map. 
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Mr. and Ms. Bender request that the City Council approve the Final Parcel Map and offer of 
dedication of the proposed easement. Upon approval, the City Clerk will certify the Final Parcel 
Map and transmit the approved document to the County Recorder. 
 
FINANCIAL STATEMENT:  
Not Applicable. 
      
RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Public Safety   
 
ENVIRONMENTAL REVIEW:  
This is not a project under CEQA and is therefore not subject to environmental review.CCR15378; 
PRC 21065. 
 

PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
 

ORDINANCE: 
Not Applicable 
 
EXHIBITS:   
Exhibit A - Parcel Map 

Exhibit B - Road Maintenance Agreement 

Exhibit C - Resolution 
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ROAD MAINTENANCE AGREEMENT 

WITNESSETH 

WHEREAS, Jonathan and Sarah Bender desire to create an entity and mechanics 
for the maintenance of roads and easements within and adjacent to that certain tract of land as 
shown on the Final Pm-eel Map for the P.M. No. recorded in the office of the 
County Recorder, County of San Diego, State of California on the day of 
________ , 20 _, in Book of at Page __ 
______ , and hereinafter referred to as "Development." 

WHEREAS, the parties to this instrument are about to sell, dispose of, and convey said 
parcel of land so owned by them and for the purpose of enhancing the value of said property and 
deeming it to be to the advantage and best interest of the owners of said real property and impose 
on said pm-eel of land and to create thereon a road maintenance agreement. 

NOW, THEREFORE, in consideration of the premises and the. covenants and 
agreements hereinafter contained, the undersigned hereby certify and declare that they have 
established and do hereby establish that there is hereby imposed on said property, covenants, 
conditions, and restrictions relating to road maintenance hereunto set forth for the period 
hereinafter mentioned, subject to which all parcels or portions of said propetty shall be held, 
used, leased, sold and conveyed all of which are for the benefit of said property and of each and 
every owner thereof and which shall inure to the benefit of said property and whether said 
maintenance agreement be set forth in subsequent conveyances or not, said agreement shall 
m:vertheless continue and shall remain in full force during said periods and shall be deemed and 
treated as covenants running with the land and shall bind the heirs, successors, assignees, and 
legal representatives of the parties hereunto. 

THiS DECLARATION is made on the express conditions subsequent each of which are 
the essence of the consideration hereof and fo1111 a part of the general scheme restricting the use 
of the above described property for the mutnal benefits and advantages of the parties hereto and 
of the purchasers thereof and m·e intended to enhance the value of said properties and tcfii:icrease 
its desirability for residence purposes and which conditions subsequent are as follows, to wit: 
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1. It is hereby agreed and declared that each lot within the "Development" shall bear an
equal share of any and all costs required for maintenance and repairs of the roads within

said "Development" 1mder tl1e terms and conditions as set forth herein:

A. General - Said roads described above shall be used by all owners of properties
within the development bounding thereon for ingress and egress and/or utilities.

B. Right-of-way - tl1e right-of-way created by said easements shall be maintained in

a good, passable condition under all traffic and weather conditions.

C. Erosion Protection Plan - Erosion within the "Development" shall be controlled

by maintenance of the drainage easements as delineated on the "Map." Exceptional care

shall be exercised by all "Owners" wherein the drainage easements and/or 100 year flood
plain encroach within the "Development" roads and/or slope easements. The
maintenance of these areas shall be provided for as hereafter stated.

D. Sewer Main - Private Sewer Main within the Road Easement shall be Cleaned,
Maintained and Repaired as required and remain in good working order.

E. Storm Drainage System - Private Storm System within fue Road Easement shall

be Cleaned, Maintained and Repaired as required and remain in good working order.

F. Retaining Walls and Fencing - Retaining wall and Fencing adjacent to the
Easterly and Westerly side of the Road shall be Maintained and Repaired and remain in

good working order.

G. Painting and Signage the Easement. The easement for emergency vehicle access

shown on the map shall be painting and signage to prevent the parking of vehicles in the

easement area. Grantees shall maintain the paint and signage as originally placed in its

sole expense. The Fire Marshal may require to repaint and/or reinstall new signs in the
emergency vehicle access road if, based on his/her judgment, his/her considers fuat it is

necessaiy in order to prevent the parking of vehicles in the easement area.

H. Frequency of Repair - Repairs on the said road, said drainage, said Sewer System

and said Walls and Fences shall be required when a majority offue owners ofprope1ties
reach an agreement that repairs are needed. Pursuant to said agreement such owners shall

obtain three bids from reputable licensed contractors and shall accept the lowest of said
three bids and shall then initiate the repairs of said street with each owner beai'ing his

prorated share of the costs and expense thereof, regardless of whether such owners shall

have concurred in said agreement or not.

I. Individual Dainages - Every owner of property who shall cause or allow, in any

manner, said private roads to be used, traversed, or altered by vehicular traffic or

otherwise, thereby causing damage to fue surface thereof, as may be determined by a
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majority of the owners of properties bounding thereon, shall bear as his responsibility the 

costs and expense of repairing such dan1age. 

J. Non-Payment - If a dissenting owner shall not pay his pro rata share of costs and

expenses immediately upon receiving his bill for the same, the remaining such owners

shall be entitled without further notice to institute legal action for the collection of funds

advanced in behalf of such dissenting owner in accordance with the provisions of

California Civil Code, Section 845, and shall be entitled to recover in such action, in

addition to the funds advanced, interest thereon at the current prime rate of interest, m1til

paid, all costs and disbmsements of such action, including the s1un as and for a

reasonable attorney's fee in such amount as the comt may fix.

2. Easements

A. Reservations - the following easements over each lot and the right of ingress and

egress to the extent reasonably necessary to exercise such easements, are reserved to

Declarant and its Licensees:

1. Slope and Drainage - A 15-foot wide easement running along the inside of

all lot lines coincident with street right-of-way lines for the purposes of cutting,

filling, drainage and maintenance of slopes and drainage comses.

2. Streets - An easement on, over, and under all streets in the "Development"

for the purpose of installing, maintaining and operation utilities thereon or

thereunder; for the purposes of drainage control; for access to any lot or parcel;

and for purposes of maintenance of said streets.

3. Emergency Vehicle Access - The emergency vehicle access, identified on

the map, it must be at least twenty feet in width and have no less than a fomteen

foot vertical clearance. Grantees requires that the private road consist of an alJ

weathered road with the ability to support a minimum of seventy-five thousand

pmmds.

4. Other Easements - Any other easements shown on the map.

B. Use or Maintenance by Owners - The areas of any lot affected by the easements
reserved herein shall be maintained continuously by the owner of such lot, but no

structures, plantings, or other material shall be placed or pem,itted to remain or other

activities undertaken thereon which may damage or inte1fere with the use of said

easements for the pmposes herein set forth. Improvements within such areas shall be

maintained by the owner except those for which a public authority or utility company or

district is responsible.

C. Liability for Use of Easements - No owner shall have any claim or cause of

action against Declarant or its Licensees arising out of the exercise or nonexercise of any
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easement reserved hereunder or shown on the Map except in cases of negligence. The 
fire departments will have no liability whatsoever for any damage arising from 

emergency access for fire protection of this properly or adjacent property. 

3. Remedies

A. Enforcement - Declarant and each person to whose benefit this Declaration inures

may proceed at law or in equity to prevent the occunence, continuation or violation of

any provision of this declaration, and the court in such action may award the successful

party reasonable expenses in prosecuting such action, including attorney's fees.

B. Cumulative Rights - Remedies specified herein are cumulative and any

specifications of them shall not be taken to preclude an aggrieved party's resort to any

other remedy at law or in equity. No delay or failure on the part of an aggrieved party to

invoke an available remedy in respect of a violation of any provision of this declaration

shall be held to be a waiver by that party of any right available to him upon the

recunence or continuance of said violation or the occurrence of a different violation.

4. Tenn

The provisions of this agreement, pertammg to road maintenance conditions and

conditions and restrictions and easements shall affect and nm with the land and shall exist

and be binding upon all parties claiming an interest in the subdivision forever, or until

such time as the said private roads are dedicated to and accepted for use as public streets

or thoroughfares by municipal government lawfully exercising jurisdiction over said

private roads.

5. Grantee's Acceptance - Each grantee or purchaser of any lot or parcel shall, by

acceptance of a deed conveying title thereto, or the execution of a contract for the

purchase hereat: whether from Declarant or a subsequent owner of such lot or parcel,

accept such deed or contract upon and subject to each and all of the provisions of this

Declaration and to the jurisdiction, rights, powers, privileges, and immunities of

Declarant and of the Committee. By such acceptance such grantee or purchaser shall for

hin1self; his heirs, personal representatives, successors and assignees, covenant, consent,

and agree to and with Declarant, and to and with the Grantees and subsequent owners of

each of the other lots or parcels in the Development to keep, observe, comply with, and

perform all of the provisions of this Declaration.

6. 

7. 

Severahility - Eve1y provision of this Declaration is hereby declared to be independent

of and severable from every other provision hereof. If any provision hereof shall be held

by a court of competent jurisdiction to be invalid, or unenforceable, all remaining

provisions shall continue 1mimpaired and in full force and effect.

Captions - Paragraph captions in this Declaration aie for convenience only and do not in

any way limit or amplify the terms of provisions hereof.
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8. Term and Amendment - the provisions of this Declaration shall affect and run with the

land and shall exist and be binding upon all parties claiming an interest i.n the

Development. This Declaration may be amended or extended by the affirmative vote of

two-thirds of the owners of all lots in the Development entitled to vote and thereafter by

a majority of said owners by recording an amendment to this Declaration duly executed

by the requisite number of such owners required to effect such amendment.

IN WITNESS WHEREOF, Declarants have executed this Declaration the day and year

first above written. 
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RESOLUTION NO. 2023 -  
 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, 
CALIFORNIA, APPROVING THE FINAL PARCEL MAP AND CONDITIONALLY 
APPROVING THE OFFER OF DEDICATION FOR THE PROPOSED EMERGENCY 
VEHICLE ACCESS EASEMENT INCLUDED THEREIN FOR THE NEW PROJECT 
LOCATED ON THE SOUTH SIDE OF 3140 E. 2ND STREET, AND AUTHORIZING THE 
MAYOR AND CITY CLERK TO SIGN THE MAP.        

   WHEREAS, Mr. Jonathan and Mrs. Sarah Bender, owners of the single-family 
dwelling located at 3140 E. 2nd Street (APN: 554 112 16 00) and the empty lot located 
on the south side of the property (APN 554 112 15 00), are proposing to create four new 
parcels from the existing vacant lot; and 

 WHEREAS, Mr. and Mrs. Bender propose constructing one single-family dwelling 
on each of the four proposed new parcels; and  

 WHEREAS, on February 3, 2020, the Planning Commission approved the 
proposed tentative parcel map (Resolution No. 2020-01), which included the conditions 
of approval from the Planning, Engineering, and Fire Departments that would need to be 
addressed in the Final Parcel Map; and  

 WHEREAS, one of the requirements from the Fire Department and the Planning 
Department is to provide a 20-foot wide easement for emergency vehicle access and to 
record a maintenance agreement for the access easement; and  

 WHEREAS, the Final Parcel Map includes an offer of dedication from Mr. and Ms. 
Bender for a proposed 20-foot wide easement for emergency vehicle access along the 
west side of the property with an appropriate turning radius for the fire apparatus between 
Lot No. 1 and Lot No. 2; and  

 WHEREAS, per the Planning Department requirement, Mr. and Ms. Bender need 
to record the attached maintenance agreement, where the future property owners of the 
proposed four lots will be responsible for the maintenance of the proposed easement 
area; and  

 WHEREAS, the proposed maintenance agreement has been approved as to form 
and content by the City Attorney, and it will be recorded with the County Recorder with 
the Final Parcel Map; and  

 WHEREAS, Mr. and Ms. Bender request that the City Council approve the Final 
Parcel Map and offer of dedication of the proposed easement. Upon approval, the City 
Clerk will certify the Final Parcel Map and transmit the approved document to the County 
Recorder; and  

Page 134 of 1838



 WHEREAS, all requirements of the tentative parcel map and all conditions thereof, 
the Subdivision Map Act, and Title 17 of the City of National City Municipal Code have 
been complied with. 

 
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, 

CALIFORNIA, DOES RESOLVE, DECLARE, DETERMINE, AND ORDER AS 
FOLLOWS: 

Section 1: That the City Council hereby approves the Final Parcel Map for the 
new project located on the south side of 3140 E. 2nd Street and conditionally approves 
the offer of dedication for the proposed emergency vehicle access easement included in 
the Final Parcel Map, subject to the road improvements contemplated therein and the 
recordation of the City-approved Road Maintenance Agreement.  

Section 2: The City Council hereby authorizes the Mayor and City Clerk to sign 
the map. 

Section 3: That the City Clerk is hereby authorized and directed to file the Final 
Parcel Map and the City-approved Road Maintenance Agreement with the County 
Recorder. 

Section 4: That the City Clerk shall certify to the passage and adoption of this 
Resolution and enter it into the book of original Resolutions. 

 
PASSED and ADOPTED this 5th day of September, 2023. 

 
 

Ron Morrison, Mayor 

 

ATTEST: 
 
 

Shelley Chapel, MMC, City Clerk 
 

APPROVED AS TO FORM: 
 
 

Barry J. Schultz, City Attorney 
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   AGENDA REPORT 
 

Department:   City Clerk's Office 
Prepared by:   Shelley Chapel, MMC, City Clerk  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 

 

 

SUBJECT: 
City Council Meetings Schedule for December 2023 and January 2024 
 
RECOMMENDATION:  
Approve by Council Motion to Dispense with the Tuesday, December 19, 2023, and Tuesday, 
January 2, 2024, Regular Meetings of the City Council; and adjourn the Regular City Council 
Meeting of Tuesday, December 5, 2023, to the next Regular Meeting to be held on Tuesday, 
January 16, 2024, at 6:00 p.m.                                                    
 
BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
Not Applicable. 
 
EXPLANATION: 
The City Council approved work furlough will result in City Hall being closed from Monday, 
December 18, 2023, through Monday, January 1, 2024.  Consequently, the City Council Meeting 
Schedule for the Meetings of Tuesday, December 19, 2023, and Tuesday, January 2, 2024, will 
be modified. 
 
Per Municipal Code Section 2.04.010, Regular Meetings of the City Council shall be held on the 
First and Third Tuesday of each month. 
 
The Third Tuesday of December 2023 falls on the calendar during the scheduled furlough.  In 
order to provide the public with the proper notice, it is recommended that the City Council adopt 
a motion dispensing with the December 19, 2023, and January 2, 2024, Regular Meetings of the 
City Council and adjourn the Regular Meeting of Tuesday, December 19, 2023 to the next Regular 
Meeting to be held on Tuesday, January 16, 2024.   
 
FINANCIAL STATEMENT:  
Not Applicable 
      
RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Communication and Outreach   
 
ENVIRONMENTAL REVIEW:  
This is not a project under CEQA and is therefore not subject to environmental review.CCR15378; 
PRC 21065. 
 

PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
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   AGENDA REPORT 
 

Department:   Housing Authority 
Prepared by:   Angelita Palma, Housing Programs Manager  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 

 

 

SUBJECT: 
First Amendment to the Regulatory Agreement with Southern Highlands Apartments L.P. to have 
Use Restrictions Restated to Allow for Commercial Uses of the Non-Residential Portions of the 
Property. (Community Development Commission – Housing Authority) 
 
RECOMMENDATION:  
Adopt the Resolution Entitled “Resolution of the Community Development Commission-Housing 
Authority (CDC-HA) of the City of National City, California, Authorizing the Executive Director to 
Execute the First Amendment to the Regulatory Agreement with Southern Highlands Apartments 
L.P. to Amend Section 5 Allowing for Commercial Uses of the Non-Residential Portions of the 
Property, Located at 2525 Highland Avenue.” 
 
BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
Not Applicable. 
 
EXPLANATION: 
 
Background 
 
Community Development Commission-Housing Authority of the City of National City (“CDC-HA”) 
and Southern Highlands Apartments LP (“Owner”) entered into a Regulatory Agreement dated 
July 13, 2022 and recorded on August 4, 2022 (Regulatory Agreement) for the property located 
at 2525 Highland Avenue in National City (“Property”). The Regulatory Agreement restricts the 
Property to only residential use, and such other related incidental uses, as approved by the CDC-
HA. The Owner desires to utilize the on-premises kitchen for commercial use. 
 
Amendment and restatement on non-residential portions of the Property 
 
“Section 5 Use Restrictions” of the Regulatory Agreement will be amended and restated to permit 
commercial uses on the non-residential portions of the Property, subject to obtaining any required 
zoning or use permits from the City of National City. 
 
All other terms and conditions of the Regulatory Agreement will remain unmodified.  
 
FINANCIAL STATEMENT:  
Not Applicable 
      
RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Housing and Community Development   
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ENVIRONMENTAL REVIEW:  
This is not a project under CEQA and is therefore not subject to environmental review.CCR15378; 
PRC 21065. 
 

PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
 

ORDINANCE: 
Not Applicable 
 
EXHIBITS:   
Exhibit A – First Amendment to Regulatory Agreement 
Exhibit B – Executed Regulatory Agreement  
Exhibit C – Resolution 
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RECORDING REQUESTED BY: 

 

Southern Highlands Apartments LP 

c/o Lincoln Avenue Capital Asset Management Department 

401Wilshire Blvd., Suite 1070 

Santa Monica, CA 90401 

Attention : Asset Management 

 

WHEN RECORDED RETURN TO: 

Southern Highlands Apartments LP 

c/o Lincoln Avenue Capital Asset Management Department 

401Wilshire Blvd., Suite 1070 

Santa Monica, CA 90401 

Attention : Asset Management 
  

 Space above this line for Recorder’s Use 

 

FIRST AMENDMENT  

TO  

REGULATORY AGREEMENT 

 

(SOUTHERN HIGHLANDS APARTMENTS) 

 

This FIRST AMENDMENT TO REGULATORY AGREEMENT (Southern Highland 

Apartments) (“First Amendment”) is made and entered into as of ___ ___, 2023 but shall be 

effective as of August 4, 2022 (the “Effective Date”), between SOUTHERN HIGHLANDS 

APARTMENTS LP, a California limited partnership (“Owner”) and the COMMUNITY 

DEVELOPMENT COMMISSION-HOUSING AUTHORITY OF THE CITY OF NATIONAL 

CITY (“CDC-HA”). 

RECITALS 

A. CDC-HA and Owner are parties to that certain Regulatory Agreement dated as of 

July 13, 2022 and recorded on August 4, 2022 as Document Number 2022-0317724 in the 

Official Records of San Diego County Recorder (the “Regulatory Agreement”). 

B.  CDC-HA and Owner desire to enter into this First Amendment to amend certain 

terms of the Regulatory Agreement.  

AGREEMENT 

For good and valuable consideration, the receipt and sufficiency of which is hereby 

acknowledged, and effective as of the Effective Date, CDC-HA and Owner do hereby enter into 

this First Amendment as follows:  
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1. Incorporation of Recitals.  The Recitals set forth above are true and correct and are 

incorporated into this First Amendment by this reference, as though fully set forth in this First 

Amendment. 

2. Amendments to Regulatory Agreement.   

2.1 Section 5 of the Regulatory Agreement. Section 5 of the Regulatory Agreement 

shall be amended and restated in its entirety as follows: 

“Section 5. Use Restrictions. The primary use of the Property shall be restricted during 

the Term of this Agreement for residential use only. All 151 Assisted Units shall remain for 

residential use during the Term of this Agreement as described in Section 6 of the 

Agreement. Notwithstanding the foregoing, commercial uses are permitted on the non-

residential portions of the Property, subject to obtaining any required zoning or use 

permits from the City of National City.” 

3. Effect on Regulatory Agreement.  All terms and conditions of the Regulatory Agreement 

that are not expressly and specifically modified by this First Amendment shall remain 

unmodified, in full force and effect and binding on the Parties.  This First Amendment shall be 

enforceable and interpreted in accordance with a subject to all of the terms, provisions, 

conditions, covenants and agreements set forth in the Regulatory Agreement, except as 

specifically and expressly modified in this Second Amendment.  On and after the date of this 

First Amendment, the term “Regulatory Agreement” in the Regulatory Agreement shall mean 

and refer to the Regulatory Agreement, as amended by this First Amendment. 

4. Conflict.  In the event of a conflict between the terms and conditions of this First 

Amendment and the terms and conditions of the Regulatory Agreement, the terms and conditions 

of this First Amendment shall control. 

5. Counterparts.  This First Amendment may be signed in counterparts (including facsimile 

or electronic counterparts), each of which shall be deemed an original, and all such counterparts, 

when taken together, shall constitute one agreement. 

IN WITNESS WHEREOF, Owner and CDC-HA have executed this First Amendment as 

of the date first above written. 

 

[Signatures on following pages] 
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SIGNATURE PAGE 

TO 

FIRST AMENDMENT TO REGULATORY AGREEMENT 

(Southern Highland Apartments) 

 

 

CDC-HA: 

Community Development Commission – Housing 

Authority of the City of National City  

 

 

 

 By: __________________________________ 

      Name: _________________________________ 

      Title: __________________________________ 

 

 

 

 

 

 

APPROVED AS TO FORM: 

 

____________________________ 

Barry J. Schultz 

City Attorney 
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ACKNOWLEDGEMENT 

A notary public or other officer completing this 

certificate verifies only the identity of the individual 

who signed the document to which this certificate is 

attached, and not the truthfulness, accuracy, or 

validity of that document. 

State of California 

County of  ) 

On ________________, before me,         personally 

appeared          , who proved to me 

on the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the 

within instrument and acknowledged to me that he/she/they executed the same in his/her/their 

authorized capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), 

or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENALTY OF PERJURY under the laws of the State of California that the 

foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

Signature    (Seal) 
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ACKNOWLEDGEMENT 

A notary public or other officer completing this 

certificate verifies only the identity of the individual 

who signed the document to which this certificate is 

attached, and not the truthfulness, accuracy, or 

validity of that document. 

State of California 

County of  ) 

On ________________, before me,         personally 

appeared          , who proved to me 

on the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the 

within instrument and acknowledged to me that he/she/they executed the same in his/her/their 

authorized capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), 

or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENALTY OF PERJURY under the laws of the State of California that the 

foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

Signature    (Seal) 
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ACKNOWLEDGEMENT 

A notary public or other officer completing this 

certificate verifies only the identity of the individual 

who signed the document to which this certificate is 

attached, and not the truthfulness, accuracy, or 

validity of that document. 

State of California 

County of  ) 

On ________________, before me,         personally 

appeared          , who proved to me 

on the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the 

within instrument and acknowledged to me that he/she/they executed the same in his/her/their 

authorized capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), 

or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENALTY OF PERJURY under the laws of the State of California that the 

foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

Signature    (Seal) 
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SIGNATURE PAGE 

TO 

FIRST AMENDMENT TO REGULATORY AGREEMENT 

(Southern Highland Apartments) 

 

 

OWNER: 

Southern Highlands Apartments LP, 

a California limited partnership 

 

By: PacH San Jose Holdings, LLC, 

      a California limited liability company, 

      its Managing General Partner 

  

By: Pacific Housing, Inc.,  

a California nonprofit public benefit 

corporation, its Manager 

         

By:

 _______________________________ 

        Name: 

        Title: 

 

By: Southern Highlands MM LLC, 

a California limited liability company, 

its Co-General Partner 

 

By:  ___________________________ 

Name: 

Title: 
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ACKNOWLEDGEMENT 

A notary public or other officer completing this 

certificate verifies only the identity of the individual 

who signed the document to which this certificate is 

attached, and not the truthfulness, accuracy, or 

validity of that document. 

State of California 

County of  ) 

On ________________, before me,         personally 

appeared          , who proved to me 

on the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the 

within instrument and acknowledged to me that he/she/they executed the same in his/her/their 

authorized capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), 

or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENALTY OF PERJURY under the laws of the State of California that the 

foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

Signature    (Seal) 
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ACKNOWLEDGEMENT 

A notary public or other officer completing this 

certificate verifies only the identity of the individual 

who signed the document to which this certificate is 

attached, and not the truthfulness, accuracy, or 

validity of that document. 

State of California 

County of  ) 

On ________________, before me,         personally 

appeared          , who proved to me 

on the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the 

within instrument and acknowledged to me that he/she/they executed the same in his/her/their 

authorized capacity(ies), and that by his/her/their signature(s) on the instrument the person(s), 

or the entity upon behalf of which the person(s) acted, executed the instrument. 

I certify under PENALTY OF PERJURY under the laws of the State of California that the 

foregoing paragraph is true and correct. 

WITNESS my hand and official seal. 

Signature    (Seal) 
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EXHIBIT A 

 

LEGAL DESCRIPTION 

 

 

For APN/Parcel ID(s): 563-010-50-00 

 

Parcel 1 of Parcel Map No. 2788, in the City of National City, County of San Diego, State of 

California, according to Map thereof filed in the Office of the County Recorder of San Diego 

County, June 27, 1974. 

 

Page 148 of 1838



Exhibit B

Page 149 of 1838



Exhibit B

Page 150 of 1838



Exhibit B

Page 151 of 1838



Exhibit B

Page 152 of 1838



Exhibit B

Page 153 of 1838



Exhibit B

Page 154 of 1838



Exhibit B

Page 155 of 1838



Exhibit B

Page 156 of 1838



Exhibit B

Page 157 of 1838



Exhibit B

Page 158 of 1838



Exhibit B

Page 159 of 1838



Exhibit B

Page 160 of 1838



Exhibit B

Page 161 of 1838



Exhibit B

Page 162 of 1838



Exhibit B

Page 163 of 1838



Exhibit B

Page 164 of 1838



Exhibit B

Page 165 of 1838



Exhibit B

Page 166 of 1838



Exhibit B

Page 167 of 1838



Exhibit B

Page 168 of 1838



Exhibit B

Page 169 of 1838



Exhibit B

Page 170 of 1838



Exhibit B

Page 171 of 1838



  

RESOLUTION NO. 2023- 
 

RESOLUTION OF THE COMMUNITY DEVELOPMENT COMMISSION-HOUSING 

AUTHORITY (CDC-HA) OF THE CITY OF NATIONAL CITY, CALIFORNIA, 

AUTHORIZING THE EXECUTIVE DIRECTOR TO EXECUTE THE FIRST AMENDMENT 

TO THE REGULATORY AGREEMENT WITH SOUTHERN HIGHLANDS APARTMENTS 

L.P. TO AMEND SECTION 5 ALLOWING FOR COMMERCIAL USES OF THE NON-

RESIDENTIAL PORTIONS OF THE PROPERTY, LOCATED AT 2525 HIGHLAND 

AVENUE. 

 
 WHEREAS, Southern Highlands Apartments L.P. (“Owner”) has entered into a 
Regulatory Agreement on July 13, 2022, with CDC-HA; and 
 

WHEREAS, the Regulatory Agreement restricts the use of the Property to residential use, 
and such other related incidental uses, as may be approved by the CDC-HA; and 

 
WHEREAS, the Owner desires to utilize the on-premises kitchen for commercial use 

subject to obtaining any required zoning or use permits from the City of National City; and 
 
WHEREAS, CDC-HA and Owner desire to amend the terms of Section 5 of the Regulatory 

Agreement; and 
 
WHEREAS, all other terms and conditions of the Regulatory Agreement shall remain 

unmodified. 
 

NOW, THEREFORE, COMMUNITY DEVELOPMENT COMMISSION-HOUSING 

AUTHORITY OF THE CITY OF NATIONAL CITY, CALIFORNIA, DOES RESOLVE, 

DECLARE, DETERMINE, AND ORDER AS FOLLOWS: 

 

Section 1: The Community Development Commission – Housing Authority hereby 
authorizes the Executive Director or his designee to execute the First Amendment to the 
Regulatory Agreement, permitting commercial uses on the non-residential portions of the 
Property, subject to obtaining any required zoning or use permits from the City of National 
City. 
 
 Section 2: The City Clerk shall certify the passage and adoption of this Resolution 
and enter it into the book of original Resolution. 
 

PASSED and ADOPTED this 5th day of September, 2023 
 

Ron Morrison, Mayor 

ATTEST: 
 

Shelley Chapel, MMC, City Clerk  

APPROVED AS TO FORM: 
 

Barry J. Schultz, City Attorney 
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   AGENDA REPORT 
 

Department:   Administrative Services - Human Resources 
Prepared by:   Molly Brennan, Administrative Service Director  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 
 

SUBJECT: 
Police Captain Salary Increase 
 
RECOMMENDATION:  
Adopt the Resolution of the City of National City, California, Amending the National City 
Management Salary Schedule for the Position of Police Captain, and Authorizing an Increase of 
$40,800 to the General Fund Police Personnel Services Budget Appropriations. 
 
BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
Not Applicable. 
 
EXPLANATION: 
Within the National City Police Department, the rank structure of leadership goes from Lieutenant; 
a Police Officer Association (POA) represented position, to Captain, a Management Group 
position. During the last collective bargaining agreement between the City and the POA, the 
benefits for a Lieutenant with an Advanced POST certification increased to 9% of base pay as of 
July 2022 and 10% of base pay as of July 2023.  Once promoted to Captain, those individuals no 
longer receive POST pay.  In April of this year, City Council approved a 3% increase to the Police 
Captain salary band in order to create a 3.6% differential between Captain and Lieutenant. 
 
Per the POA MOU, as of September 5th, Lieutenants will receive a salary increase of 5.15%, the 
amount needed to place them between the third and fourth ranked agencies in a regional salary 
survey. With the new increase for Lieutenants, the Police Captains will be paid 1.44% less than 
Lieutenant top step base pay plus 10% POST pay (Captain at $189,686.61 versus Lieutenant + 
POST of $192,458.89). Therefore, an increase to the Police Captain pay is necessary. 
 
The City strives to maintain a differential between positions in a series in order to recognize the 
higher-level duties of the higher-level position, as well as incentivize employees to promote. Staff 
recommends increasing the Police Captain salary band by 11.608%, effective September 5, 2023. 
This will create a 10% differential between the Captain’s top step salary and the Lieutenant top 
step plus POST pay. 
 
The already approved equity increase and COLA for Management employees for February 2024 
is 5.76% for Captains. This will bring the differential between Captain and Lieutenant up to 16%. 
Per the current POA MOU, Lieutenants will receive another increase in September 2024 to 
maintain a salary between the third and fourth ranked agencies in the region. Staff is hopefully 
that by taking a larger step now to increase the differential between Lieutenants and Captain 
earnings, we will not have to revisit this topic again in 2024. 
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FINANCIAL STATEMENT:  
An 11.608% salary increase for the City’s two Captains will cost approximately $50,500 over a 
one-year period. For the remainder of Fiscal Year 2024, the cost will be $40,800. Approval of this 
appropriation requires the use of General Fund unassigned fund balance of $40,800. 
      
RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Public Safety   
 
ENVIRONMENTAL REVIEW:  
This is not a project under CEQA and is therefore not subject to environmental review.CCR15378; 
PRC 21065. 
 

PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
 

ORDINANCE: 
Not Applicable 
 
EXHIBITS:   
Exhibit A – Management Salary Schedule 
Exhibit B – Resolution  
 

Page 174 of 1838



City of National City
Human Resources Department

MANAGEMENT POSITIONS
September 2023

Asst Director of PW/Engineering 9,629.75$    – 13,475.03$  115,556.96$   – 161,700.36$   

Battalion Chief ² 8,909.86$    – 12,150.52$  106,918.33$   – 145,806.23$   

Budget Manager 6,586.07$    – 10,942.52$  79,032.82$     – 131,310.23$   

Building Official 8,071.68$    – 12,003.17$  96,860.15$     – 144,038.05$   

Community Development Manager 8,039.06$    – 11,084.12$  96,468.73$     – 133,009.43$   

Community Development Specialist III 6,453.17$    – 9,699.44$    77,438.00$     – 116,393.32$   

Community Services Manager 6,330.63$    – 9,821.12$    75,967.52$     – 117,853.42$   

Deputy City Attorney 8,074.32$    – 11,842.34$  96,891.87$     – 142,108.10$   

Deputy City Clerk 6,000.10$    – 8,326.19$    72,001.20$     – 99,914.25$     

Deputy Director of Human Resources 8,146.57$    – 11,232.36$  97,758.89$     – 134,788.29$   

Equipment Maint Supervisor 5,997.13$    – 9,071.85$    71,965.56$     – 108,862.22$   

Facilities Maint Supervisor 4,630.17$    – 7,711.14$    55,562.05$     – 92,533.69$     

Financial Services Officer 8,267.75$    – 11,321.03$  99,212.94$     – 135,852.35$   

Homelessness Services Coordinator 7,368.07$    – 10,035.32$  88,416.84$     – 120,423.84$   

Housing Programs Manager 7,414.34$    – 10,375.83$  88,972.11$     – 124,510.00$   

Human Resources Manager 8,146.57$    – 11,232.36$  97,758.89$     – 134,788.29$   

Information Technology Manager 8,961.99$    – 11,641.69$  107,543.87$   – 139,700.25$   

Management Analyst I 4,385.73$    – 6,673.69$    52,628.75$     – 80,084.31$     

Management Analyst II 4,984.60$    – 7,584.44$    59,815.24$     – 91,013.28$     

Management Analyst III 5,578.55$    – 8,495.18$    66,942.63$     – 101,942.12$   

Neighborhood Council Coordinator 5,467.58$    – 8,326.19$    65,610.98$     – 99,914.25$     

Neighborhood Services Manager 4,660.05$    – 9,490.53$    55,920.62$     – 113,886.38$   

Nutrition Program Manager 5,070.96$    – 9,170.92$    60,851.53$     – 110,051.03$   

SALARY BAND

(MONTHLY) (ANNUAL)
POSITION TITLE

SALARY BAND

1
Compensation Plan (Mgmt Positions)

Revised 05/03/2022
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City of National City
Human Resources Department

MANAGEMENT POSITIONS
September 2023

Park Superintendent 6,669.28$    – 9,500.58$    80,031.33$     – 114,006.94$   

PIO/Mgmt Analyst III 5,821.35$    – 8,864.92$    69,856.23$     – 106,379.04$   

Planning Manager 8,274.15$    – 10,871.08$  99,289.86$     – 130,453.00$   

Police Captain ¹ 14,087.43$  – 17,642.07$  169,049.18$   – 211,704.78$   

Police Support Services Manager 8,446.62$    – 9,346.74$    101,359.39$   – 112,160.85$   

Principal Civil Engineer 9,572.05$    – 11,915.60$  114,864.55$   – 142,987.22$   

Principal Librarian 7,164.83$    – 9,175.15$    85,977.93$     – 110,101.78$   

Principal Planner 7,875.42$    – 10,347.19$  94,504.99$     – 124,166.27$   

Project Officer 6,159.07$    – 9,439.24$    73,908.84$     – 113,270.89$   

Purchasing Agent 5,699.04$    – 9,908.69$    68,388.46$     – 118,904.27$   

Recreation Superintendent 6,395.87$    – 9,170.92$    76,750.42$     – 110,051.03$   

Risk Manager 5,987.35$    – 11,012.65$  71,848.15$     – 132,151.77$   

Senior Accountant 6,643.78$    – 8,267.75$    79,725.39$     – 99,212.94$     

Special Assistant to the Mayor 4,697.55$    – 7,433.57$    56,370.55$     – 89,202.81$     

Street Maintenance Supervisor 5,447.32$    – 7,711.14$    65,367.82$     – 92,533.69$     

Street & Wastewater Maint Superintendent 6,708.01$    – 9,896.19$    80,496.14$     – 118,754.24$   

Traffic Engineer 9,205.57$    – 11,920.60$  110,466.87$   – 143,047.19$   

Wastewater Supervisor 5,879.62$    – 7,869.16$    70,555.49$     – 94,429.92$     

SALARY BAND

(MONTHLY) (ANNUAL)
POSITION TITLE

SALARY BAND

¹ Police Captain receives a $750 Uniform Allowance

² Battalion Chief receives a $650 Uniform Allowance

2
Compensation Plan (Mgmt Positions)
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City of National City
Human Resources Department

MANAGEMENT POSITIONS
February 2024

Asst Director of PW/Engineering 10,270.12$  – 14,371.12$  123,241.50$   – 172,453.43$   

Battalion Chief ² 9,473.85$    – 12,919.65$  113,686.26$   – 155,035.76$   

Budget Manager 7,128.76$    – 11,844.18$  85,545.13$     – 142,130.20$   

Building Official 8,614.10$    – 12,809.78$  103,369.15$   – 153,717.41$   

Community Development Manager 8,443.43$    – 11,641.65$  101,321.10$   – 139,699.80$   

Community Development Specialist III 6,737.75$    – 10,127.19$  80,853.02$     – 121,526.27$   

Community Services Manager 6,520.55$    – 10,115.75$  78,246.54$     – 121,389.03$   

Deputy City Attorney 8,771.94$    – 12,865.52$  105,263.33$   – 154,386.24$   

Deputy City Clerk 6,180.10$    – 8,575.97$    74,161.24$     – 102,911.67$   

Deputy Director of Human Resources 8,613.37$    – 11,875.97$  103,360.48$   – 142,511.65$   

Equipment Maint Supervisor 6,177.04$    – 9,344.01$    74,124.52$     – 112,128.08$   

Facilities Maint Supervisor 4,769.08$    – 7,942.48$    57,228.91$     – 95,309.70$     

Financial Services Officer 8,686.92$    – 12,054.63$  104,243.04$   – 144,655.58$   

Homelessness Services Coordinator 7,589.11$    – 10,336.38$  91,069.32$     – 124,036.56$   

Housing Programs Manager 7,814.72$    – 10,936.13$  93,776.60$     – 131,233.54$   

Human Resources Manager 8,613.37$    – 11,875.97$  103,360.48$   – 142,511.65$   

Information Technology Manager 9,557.96$    – 12,415.86$  114,695.53$   – 148,990.31$   

Management Analyst I 4,562.91$    – 6,943.31$    54,754.95$     – 83,319.71$     

Management Analyst II 5,185.98$    – 7,890.85$    62,231.78$     – 94,690.21$     

Management Analyst III 5,803.93$    – 8,838.38$    69,647.11$     – 106,060.58$   

Neighborhood Council Coordinator 5,631.61$    – 8,575.97$    67,579.31$     – 102,911.67$   

Neighborhood Services Manager 4,909.36$    – 9,998.28$    58,912.38$     – 119,979.31$   

Nutrition Program Manager 5,294.59$    – 9,575.36$    63,535.09$     – 114,904.28$   

SALARY BAND

(MONTHLY) (ANNUAL)
POSITION TITLE

SALARY BAND

1
Compensation Plan (Mgmt Positions)

Revised 5/03/2022
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City of National City
Human Resources Department

MANAGEMENT POSITIONS
February 2024

Park Superintendent 7,087.44$    – 10,096.26$  85,049.29$     – 121,155.18$   

PIO/Mgmt Analyst III 6,186.93$    – 9,421.64$    74,243.20$     – 113,059.64$   

Planning Manager 8,522.38$    – 11,197.22$  102,268.55$   – 134,366.59$   

Police Captain ¹ 14,898.87$  – 18,658.25$  178,786.41$   – 223,898.98$   

Police Support Services Manager 9,217.79$    – 10,200.09$  110,613.51$   – 122,401.13$   

Principal Civil Engineer 10,177.96$  – 12,669.86$  122,135.48$   – 152,038.31$   

Principal Librarian 7,398.40$    – 9,474.26$    88,780.81$     – 113,691.10$   

Principal Planner 8,492.85$    – 11,158.41$  101,914.18$   – 133,900.90$   

Project Officer 6,343.84$    – 9,722.42$    76,126.10$     – 116,669.02$   

Purchasing Agent 5,870.01$    – 10,205.95$  70,440.11$     – 122,471.40$   

Recreation Superintendent 6,677.93$    – 9,575.36$    80,135.12$     – 114,904.28$   

Risk Manager 6,289.11$    – 11,567.69$  75,469.30$     – 138,812.22$   

Senior Accountant 6,980.62$    – 8,686.92$    83,767.47$     – 104,243.04$   

Special Assistant to the Mayor 4,838.47$    – 7,656.57$    58,061.67$     – 91,878.89$     

Street Maintenance Supervisor 5,610.74$    – 7,942.48$    67,328.85$     – 95,309.70$     

Street & Wastewater Maint Superintendent 7,275.51$    – 10,733.40$  87,306.12$     – 128,800.85$   

Traffic Engineer 9,934.65$    – 12,864.71$  119,215.85$   – 154,376.53$   

Wastewater Supervisor 6,117.75$    – 8,187.86$    73,412.99$     – 98,254.33$     

SALARY BAND

(MONTHLY) (ANNUAL)
POSITION TITLE

SALARY BAND

¹ Police Captain receives a $750 Uniform Allowance

² Battalion Chief receives a $650 Uniform Allowance

2
Compensation Plan (Mgmt Positions)

Revised 5/03/2022
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RESOLUTION NO. 2023 -  
 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, CALIFORNIA, 
AMENDING THE NATIONAL CITY MANAGEMENT SALARY SCHEDULE FOR THE POSITION 
OF POLICE CAPTAIN AND AUTHORIZING AN INCREASE OF $40,800 TO THE GENERAL 
FUND POLICE PERSONNEL SERVICES BUDGET APPROPRIATIONS 
 
   WHEREAS, as a result of recent salary increases for Lieutenants called for in the current 
Memorandum of Understanding (MOU) with the Police Officers’ Association (POA), Police 
Captains are currently being paid less than a Police Lieutenant; and 

  WHEREAS, the City strives to maintain a differential between positions in a series in order 
to recognize the higher-level duties of the higher-level position, as well as incentivize employees 
to promote; and  

  WHEREAS, an 11.608% salary increase for Police Captains will bring the differential 
between Lieutenant and Captain to 10% and will allow for a sufficient differential even accounting 
for future anticipated increases under the POA MOU; and 

WHEREAS, the proposed salary increase will cost an estimated $50,500 over a one-year 
time period and will cost $40,800 over the current fiscal year 2023-2024 adopted budget; and 

   WHEREAS, City staff recommends amending the National City Management Salary 
Schedule to provide Police Captains an 11.608% increase effective September 5, 2023. 

 NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, 
CALIFORNIA, DOES RESOLVE, DECLARE, DETERMINE, AND ORDER AS FOLLOWS: 

 
Section 1: Approves a salary increase of 11.608% for the Police Captain classification 

in the Management Salary Schedule as illustrated Exhibit A. 
 
Section 2: Authorizes General Fund budget appropriations of $40,800 in fiscal year 

2023-2024 in the Police Department personnel services account. 
 
Section 3: This Resolution shall take effect immediately upon its passage. 
 
Section 4: That the City Clerk shall certify to the passage and adoption of this 

Resolution and enter it into the book of original Resolutions. 

PASSED and ADOPTED this 5th day of September, 2023. 
 
 

Ron Morrison, Mayor 

ATTEST: 
 

Shelley Chapel, MMC, City Clerk 

APPROVED AS TO FORM: 
 

Barry J. Schultz, City Attorney 
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   AGENDA REPORT 
 

Department:   Police Department 
Prepared by:   Ronald Gutlay, Management Analyst II  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Benjamin Martinez, Interim City Manager 

 

 

SUBJECT: 
State of California AB178 Grant Awarded to the National City Police Department (NCPD) 
 
RECOMMENDATION:  
Adopt the Resolution entitled, “Resolution of the City of National City, California, Authorizing the 
Acceptance of AB178 Grant Funds in the Amount of $58,272.86 from the Board of State and 
Community Corrections for the Officer Wellness and Mental Health Grant Program, and 
Authorizing the Establishment of a Fiscal Year 2024 Appropriation and Corresponding Revenue 
Budget in the Amount of $58,272.86.”  
 
BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
Not Applicable. 
 
EXPLANATION: 
AB-178, passed in 2022, amended the State’s budget to increase the funding available for Peace 
Officer Wellness Grants to be administered by the Board of State and Community Corrections 
(the “Board”).  The AB-178 Grant in the amount of $58,272.86 shall be available for the Officer 
Wellness and Mental Health Grant Program for the purpose of improving officer wellness and 
expanding mental health sources.  The Board shall award grants to city and county law 
enforcement agencies employing officers described in Section 830.1 of the Penal Code, 
according to a schedule provided by the Department of Finance.  Funding may be used for any 
of the following purposes: 
 

A. Establishing officer wellness units or expanding existing officer wellness units. 
B. Establishing peer support units or expanding existing peer support units. 
C. Services provided by a licensed mental health professional, counselor, or other 

professional that works with law enforcement. 
D. Expanding multiagency mutual aid programs focused on officer wellness and mental 

health. 
E. Other programs and services that are evidence-based or have a successful track record 

of enhancing officer wellness. 
 
On or before December 1, 2025, each grant recipient shall submit an expenditure report to the 
Board on how the funding was used and a description of the impact of the resources.  The Board 
shall provide these reports to the Commission on Peace Officer Standards and Training and to 
any designated evaluation entities to assist in their efforts to develop statewide resources and 
practices related to officer wellness. 
 
FINANCIAL STATEMENT:  
Revenue account (Other State Grants) 290-11681-3463 $58,272.86  
Expenditure account (Wellness Program) 290-411-681-650-9047 $58,272.86  
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RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Not Applicable   
 
ENVIRONMENTAL REVIEW:  
This is not a project and, therefore, not subject to environmental review. 
 

PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
 

ORDINANCE: 
Not Applicable 
 
EXHIBITS:   
Exhibit A - AB-178 Warrant Number 63-637547 
Exhibit B - Bill Text – AB-178 Budget Act of 2022_Section 172 
Exhibit C - Resolution  
 
 

Page 181 of 1838



Page 182 of 1838



2/27/23, 4:26 PM Bill Text - AB-178 Budget Act of 2022.

https://leginfo.legislature.ca.gov/faces/billNavClient.xhtml?bill_id=202120220AB178 1/343
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AB-178 Budget Act of 2022. (2021-2022)

Assembly Bill No. 178

CHAPTER 45

An act to amend the Budget Act of 2022 by amending Items 0250-001-0001, 0250-001-3066, 0250-
101-0001, 0250-101-0932, 0250-102-0159, 0250-102-0932, 0250-111-0001, 0250-113-0001, 0250-
114-0001, 0250-115-0001, 0500-001-0001, 0509-001-0001, 0509-101-0001, 0509-101-3398, 0509-

102-0001, 0511-001-0001, 0515-103-0001, 0515-105-0001, 0521-131-0001, 0530-001-0001, 0540-
101-0001, 0540-102-0001, 0540-490, 0559-001-0001, 0650-001-0001, 0650-101-0001, 0690-001-

0001, 0690-012-0001, 0690-101-0001, 0690-101-0890, 0690-490, 0820-001-0001, 0820-490, 0840-
001-0001, 0840-001-9740, 0890-001-0001, 0954-101-0001, 0977-101-0001, 0985-220-0001, 1111-

011-0001, 1115-001-3288, 1115-004-0001, 1115-102-0001, 1701-001-0001, 2240-104-0001, 2240-
105-0001, 2240-106-0001, 2240-110-0001, 2240-111-0001, 2240-121-0001, 2240-122-0001, 2240-

124-0001, 2240-125-0001, 2240-126-0001, 2660-302-0890, 2740-001-0044, 2740-490, 3125-001-
0001, 3125-001-0568, 3340-001-0001, 3340-001-6088, 3355-001-0462, 3360-101-0001, 3480-001-
0001, 3480-102-0001, 3540-001-0001, 3540-301-0001, 3540-301-0660, 3540-492, 3600-001-0001,

3720-001-0001, 3760-101-3228, 3760-105-0001, 3790-001-0001, 3790-002-0392, 3790-002-6088,
3790-003-0001, 3790-005-0001, 3790-101-0001, 3790-102-0001, 3790-301-0001, 3790-301-0263,

3790-491, 3790-492, 3855-001-8120, 3860-001-0001, 3860-101-0001, 3900-001-0115, 3900-101-
0001, 3930-490, 3940-106-0001, 3960-001-0014, 3970-001-0001, 3970-101-3228, 4140-001-0001,

4140-001-3085, 4140-101-0001, 4140-101-3085, 4170-001-0001, 4170-101-0001, 4260-001-0001,
4260-101-0001, 4260-101-0890, 4260-115-0890, 4260-116-3397, 4260-101-3085, 4265-001-0001,
4265-001-3385, 4265-111-0001, 4265-111-3385, 4300-001-0001, 4300-101-0001, 4560-001-3085,

4560-101-3085, 4800-101-3381, 5160-001-0001, 5160-001-3397, 5175-101-0890, 5175-101-8004,
5180-001-0001, 5180-101-0001, 5180-101-0890, 5180-111-0001, 5180-141-0001, 5180-151-0001,

5180-151-0890, 5225-001-0001, 5225-002-0001, 5225-019-0001, 5225-020-0001, 5225-021-3398,
5227-119-0001, 5227-121-0001, 5227-124-0001, 6100-001-0001, 6100-004-0001, 6100-107-0001,

6100-110-0001, 6100-161-0001, 6100-161-0890, 6100-172-0001, 6100-194-0001, 6100-196-0001,
6100-220-0001, 6100-488, 6120-161-0001, 6360-001-0001, 6360-001-0408, 6440-001-0001, 6610-

001-0001, 6610-002-0001, 6870-001-0001, 6870-101-0001, 6870-403, 6980-001-0001, 6980-101-
0001, 7100-001-0001, 7100-001-0588, 7120-001-0001, 7120-101-0001, 7350-001-0001, 7350-001-
3152, 7501-001-0001, 7730-001-0001, 7730-490, 7760-311-0001, 7870-001-0214, 7870-101-0001,

7870-111-0001, 8120-002-0001, 8120-491, 8260-101-0001, 8570-002-0001, 8570-102-0001, 8820-
101-0001, 8880-001-9740, and 8940-301-0001 of Section 2.00 of, adding Items 0509-102-3398, 0690-

006-0001, 0775-001-3085, 0840-001-3228, 0957-113-0001, 0974-113-0001, 2240-002-0890, 2240-
102-0890, 2240-492, 3340-101-0001, 3360-002-0001, 3360-102-0001, 3540-101-0001, 3600-002-

Home Bill Information California Law Publications Other Resources My Subscriptions My Favorites
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2/27/23, 4:26 PM Bill Text - AB-178 Budget Act of 2022.

3288, 3600-005-0001, 3720-001-3228, 3760-102-0001, 3790-006-0001, 3790-012-0001, 3810-102-
0001, 3845-102-0001, 3855-101-0001, 3860-001-3398, 3900-002-3228, 3900-101-3228, 3930-002-

3288, 3930-102-3288, 3940-002-3288, 3940-101-0439, 4700-001-3398, 4700-101-3398, 5225-017-
0001, 5225-022-0001, 5227-118-0001, 5227-123-0001, 6100-485, 7100-001-3288, 7100-004-0001,

7501-001-3085, 7600-002-3288, 7760-015-0001, 8880-011-0001, and 8880-011-9740 to Section 2.00
of, repealing Items 0511-002-0001, 0957-001-0001, 0957-101-0001, 2240-123-0001, 4260-011-3397,

and 8570-101-3398 of Section 2.00 of, amending Sections 11.96, 12.00, 12.32, 19.54, 19.55, 20.00,
35.50, 39.00, and 99.50 of, adding Section 19.56 to, and repealing Sections 6.15 and 35.70 of, that act,

relating to the state budget, and making an appropriation therefor, to take effect immediately, budget
bill.

[ Approved by Governor  June 30, 2022. Filed with Secretary of State  June 30, 2022. ]

LEGISLATIVE COUNSEL'S DIGEST

AB 178, Ting. Budget Act of 2022.

The Budget Act of 2022 made appropriations for the support of state government for the 2022–23 fiscal year.

This bill would amend the Budget Act of 2022 by amending, adding, and repealing items of appropriation and
making other changes.

This bill would declare that it is to take effect immediately as a Budget Bill.

Vote: majority   Appropriation: yes   Fiscal Committee: yes   Local Program: no 

THE PEOPLE OF THE STATE OF CALIFORNIA DO ENACT AS FOLLOWS:

SEC. 172. Item 5227-121-0001 of Section 2.00 of the Budget Act of 2022 is amended to read:

5227-121-0001—For local assistance, Board of State

and Community Corrections ........................ 50,000,000

Schedule:

(1) 4945-Corrections Planning and

Grant Programs

     ........................           50,000,000

Provisions:

 

1. This funding shall be available for the Officer Wellness and Mental Health Grant
Program for the purpose of improving officer wellness and expanding mental health
sources. The Board of State and Community Corrections shall award grants to city and
county law enforcement agencies employing officers described in Section 830.1 of the
Penal Code, according to a schedule provided by the Department of Finance. Funding
may be used for any of the following purposes:

(a) Establishing officer wellness units or expanding existing officer wellness units
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2. On or before December 1, 2025, each grant recipient shall submit an expenditure report to the Board on 
how the funding was used and a description of the impact of the resources. The Board shall provide these reports 
to the Commission on Peace Officer Standards and Training and to any designated evaluation entities to assist in 
their efforts to develop statewide resources and practices related to officer wellness.

3. Of the amount identified in Schedule (1), up to 5 percent shall be available to the Board of State and 
Community Corrections for transfer to Schedule (1) of Item 5227-001-0001 for costs to administer the grant 
program. Funds transferred pursuant to this provision are available for encumbrance and expenditure until June 
30, 2026.

(b) Establishing peer support units or expanding existing peer support units,
(c) Services provided by a licensed mental health professional, counselor, or other professional 
that works with law enforcement.
(d) Expanding multiagency mutual aid programs focused on officer wellness and mental health.
(e) Other programs and services that are evidence based or have a successful track record of 
enhancing officer wellness.

Exhibit 2
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RESOLUTION NO. 2023 -  

 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, CALIFORNIA, 

AUTHORIZING THE ACCEPTANCE OF AB178 GRANT FUNDS IN THE AMOUNT OF 

$58,272.86 FROM THE BOARD OF STATE AND COMMUNITY CORRECTIONS FOR THE 

OFFICER WELLNESS AND MENTAL HEALTH GRANT PROGRAM, AND AUTHORIZING THE 

ESTABLISHMENT OF A FISCAL YEAR 2024 APPROPRIATION AND CORRESPONDING 

REVENUE BUDGET IN THE AMOUNT OF $58,272.86. 

 WHEREAS, an amendment to the State’s budget, AB 178, increased the funding available 

for peace officer wellness grants to be administered by the Board of State and Community 

Corrections (BSCC) from $40 million to $50 million; and 

WHEREAS, BSCC awarded a State of California AB178 grant to the National City Police 

Department (NCPD) in the amount of $58,272.86 for the purpose of improving officer wellness 

and expanding mental health sources; and 

 WHEREAS, NCPD will utilize the grant as follows: (a) establishing officer wellness units 

or expanding existing officer wellness units; (b) establishing peer support units or expanding 

existing peer support units; (c) services provided by a licensed mental health professional, 

counselor, or other professional that works with law enforcement; (d) expanding multiagency 

mutual aid programs focused on officer wellness and mental health; and (e) other programs and 

services that are evidence based or have a successful track record of enhancing officer wellness. 

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, CALIFORNIA 
DOES RESOLVE, DECLARE, DETERMINE, AND ORDER AS FOLLOWS: 
 

Section 1: That the City Council hereby authorizes the acceptance of State of California 
AB178 grant funds from the Board of State and Community Corrections in the amount of 
$58,272.86 for the Officer Wellness and Mental Health Grant Program. 

 
Section 2: That the City Council authorizes the establishment of a Fiscal Year 2024 

appropriation and a corresponding revenue budget in the amount of $58,272.86. 
 
Section 3: That the City Clerk shall certify to the passage and adoption of this Resolution 

and enter it into the book of original Resolutions.  
 

PASSED and ADOPTED this 5th day of September, 2023. 
 
 

Ron Morrison, Mayor 

ATTEST: 
 

Shelley Chapel, MMC, City Clerk 

 

APPROVED AS TO FORM: 
 

Barry J. Schultz, City Attorney 
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   AGENDA REPORT 
 

Department:   Community Development - Neighborhood Services 
Prepared by:   Dionisia Trejo, Administrative Secretary  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 

 

 

SUBJECT: 
Temporary Use Permit – Pumpkin Station hosted by Pinery Christmas Trees, Inc. at Westfield 
Plaza Bonita Mall from September 29 thru October 31, 2023 with No Waiver of Fees 
 

RECOMMENDATION:  
Approve the Application for a Temporary Use Permit subject to compliance with all conditions of 
approval with no waiver of fees and in accordance with City Council Policy 802.   
 

BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
Not Applicable. 
 

EXPLANATION: 
This is a request from Pinery Christmas Trees to host the Annual Pumpkin Station at Plaza Bonita 
Mall from September 29 thru October 31, 2023.  Daily hours will be from 9:00 a.m. to 9:00 p.m.  
Pumpkin Station will be located on the eastside parking lot #7 of the mall adjacent to Ring Road. 
 

This event is a pumpkin patch and a children’s carnival combined catering to children between 
the ages of 2-9.  Event will include a kid’s play center and several rides, an inflatable pumpkin 
jump and a petting zoo.  Plaza Bonita Mall security will be used during event hours. 
 

Note: This is the 21st year for the Pumpkin Station at Plaza Bonita Mall.  
 

FINANCIAL STATEMENT:  
City fee of $312.00 for processing the TUP and $1,602.00 for Fire permits. Total fees: $1,914.00 
 
RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Not Applicable   
 

ENVIRONMENTAL REVIEW:  
This is not a project under CEQA and is therefore not subject to environmental review.CCR15378; 
PRC 21065. 
 

PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
 

ORDINANCE: 
Not Applicable 
 
EXHIBITS:   
Exhibit A - TUP Pumpkin Station 2023 
Exhibit B – Conditions of Approval Pumpkin Station 2023 
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T pe of Event 

D Fair/Festival 

~TUP 

□Parade/March 
D Sporting Event 

Event Name & Location 

Event Title Pumpkin Station 

City of National City ■ Neighborhood Services Department 
1243 National City Boulevard ■ National City, CA 91950 

(619) 336-4364 ■ fax (619) 336-4217 
www.nationalcityca.gov 

Special Event AQQlication 

Owalk or Run Oconcert/Performance 

D Other (specify) __________ _ 

. . . . Westfie ld Plaza Bonita Event Location (list all sites being requested) _____________________ _ 

Event Times 

Set-' •- c:-.-it;t 
Day of Week t.)J'('C\ · J"'1 Date J~ I '}.:, Time S:OO am c 

Q) 

E 
,: 

'" 
Event Starts = i .~ 

9:00 am D f W k Friday 
C w OU 

Date 9/29/23 Time w W.J 

§f ay o ee 
~ = 

(.0 ~ .g w C'-1 ~~ (.) 
Event Ends 

T 9:00pm D f W k Tuesday w _j '8 0 
Date 10/31 /23 a:: :::> 0~ Ime ay o ee 

~(.) --, 
.c: 

Breakdown Ends 
CTI 

T 5:00 pm D f W k Sunday 
'iii 

Date 11/5/23 
z 

Ime ay o ee 

Applicant Information 

A I. t (Y ) Norm Osborne S . 
0 

. t· Pinery Christmas Trees pp Ican our name ___________ ponsonng rgarnza I0n _________ _ 

E t C d. t ('f d'ff t f 1. t) Michael Osborne ven oor Ina or 1 1 eren rom app Ican _____________________ _ 

M 
.
1
. Add 10665 Brookview Lane, San Diego, CA. 92131 

a1 ing ress ---------------------------------

Day Phone_8_58_-_56_6_-_7 4_6_6_~After Hours Phone _______ Ce11 858-688-1701 Fax ____ _ 

Public Information Phone_8_5_8_-5_6_6_-7_4_6_6 ____ E-mail _n_o_s_bo_r_n_1_@_s_a_n_._rr_.c_o_m _ __ _ 

Applicant agrees to investigate, defend, indemnify and hold harmless the City, its officers, employees and agents 
from and against any and all loss, damage, liability, claims, demands, detriments, costs, charges, expense (includ ing 
attorney's fees) and causes of action of any character which the City, its officers, employees and agents may incur, 
sustain or be subjected to on account of loss or damage to property or the loss of use thereof and for bodily injury 
to or death of any persons (including but not limited to the employees, subcontractors, agents and invitees of 
each party hereto) arising out of or in any way c ected to the occupancy, enjoyment and use of any City premises 
under this agreement to the extent permitted b la . 

Applicant understands this TUP/special event 
City's Finance Department 48 hours prior t 
City's refund policy for application pr ce si g 
are subject to change. 

ay im icate fees for City services, which will have to be paid in the 
event et-up. The undersigned also understands and accepts the 

nd fa · ity use and that fees and charges are adjusted annually and 
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Special Event Application (continued) 
Please complete the following sections with as much detail as possible since fees and requirements are 
based on the information you provide us. 

Fees/Proceeds/Reporting 

Is your organization a "Tax Exempt, nonprofit" organization? Yes D Nol v' I 
Are admission, entry, vendor or participant fees required? Yes D No Iv' I 
If YES, please explain the purpose and provide amount (s): 

$_Estimated Gross Receipts including ticket, product and sponsorship sales from this event. 

$
1SO,OOO Et· dE f h. t s ,mate xpenses or t 1s even . 

$ ____ What is the projected amount of revenue that the Nonprofit Organization will receive 
as a result of this event? 

Description of Event 

D First time event Iv' I Returning Event Iv' I include site map with application 

Note that this description may be published in our City Public Special Events Calendar: 

Estimated Attendance 

Anticipated # of Participants: _______ _ Anticipated # of Spectators: _______ _ 

2 
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Traffic Control, Security, First Aid and Accessibility 

Requesting to close street(s) to vehicular traffic? YesO No lvl 

List any streets requiring closure as a result of the event (provide map): __________ _ 

Date and time of street closure: _______ Date and time of street reopening : _____ _ 

Oother (explain) ______________________________ _ 

Requesting to post "no parking" notices? Yes D No IV I 
D Requested "No Parking" on city streets and/or parking lots (list streets/parking lots) (provide map): 

Oother (explain) ____________________________ _ 

Security and Crowd Control 

Depending on the number of participants, your event may require Police services. 

We use Westfield 
Please describe your procedures for both Crowd Control and Internal Security: ________ _ 

Security as needed. 

Have you hired Professional Security to handle security arrangements for this event? 

YesO Nol VI If YES, name and address of Security Organization __________ _ 

Security Director (Name): ___________ Phone: _________ _ 

If using the services of a professional security firm and the event will occur on City property, please 
provide a copy of its insurance certificate, evidencing liability with limits of at least $1 Million dollars per 
occurrence/$2 Million dollars aggregate, as well as and additional insured endorsement naming the City 
of National City, its officers, employees, and agents as additional insureds. Evidence of insurance must 
be provided by the vendor or its insurer to the Neighborhood Services Department at the time of 
submission .. 

Is this a night event? Yesl VI No□ If YES, please state how the event and surrounding area will 
be illuminated to ensure safety of the participants and spectators: _____________ _ 

We use halogens, string lights and light towers. 

3 
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1@1t➔titu 
Depending on the number of participants~ur event may require specific First Aid services. rirs

1 
aid 

station to be staffed by event staff? Yes~No I ti' I First aid/CPR certified? Yes D No 

□First aid station to be staffed by professional company. ► Company ___________ _ 

If using the services of a professional medical organization/company and the event will occur on City 
property, please provide a copy of its insurance certificate, evidencing liability with limits of at least $1 
Million dollars per occurrence/$2 Million dollars aggregate, as well as and additional insured 
endorsement naming the City of National City, its officers, employees, and agents as additional 
insureds. Evidence of insurance must be provided by the vendor or its insurer to the Neighborhood 
Services Department at the time of submission. 

ccessibility 

Please describe your Accessibility Plan for access at your event by individuals with disabilities: 

We have 5 Handicap Parking Spaces reserved at the entrance to the facility. 

Elements of your Event 

Setting up a stage? Yes D N~ 

D Requesting City's PA system 

D Requesting City Stage; if yes, which size? D Dimensions (13x28) D Dimensions (20x28) 

D Applicant providing own stage ► _______ (Dimensions) 

Setting up canopies or tents? 

____ #of canopies size ___ _ 

3 
____ #of tents 

. 20 X 40 size ___ _ 

ONo canopies/tents being set up 

4 
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Setting up tables and chairs? 

D Furnished by Applicant or Contractor 

____ # of tables It/ I No tables being set up 

____ #of chairs It/ I No chairs being set up 

O(For City Use Only) Sponsored Events - Does not apply to co-sponsored events 

____ # of tables 

_____ # of chairs 
□ 
□ 

No tables being set up 

No chairs being set up 

Contractor Name ______________________________ _ 

Contractor Contact Information _________________________ _ 
Address City/State Phone Number 

Setting up other equipment? 

D Sporting Equipment (explain) _______________________ _ 

D Other (explain) ___________________________ _ 

D Not setting up any equipment listed above at event 

Having amplified sound and/or music? YesO Nolt/I 

D PA System for announcements Oco player or DJ music 

D Live Music ► D Small 4-5 piece live band ► D Large 6+ piece live band 

D Other (explain) ___________________________ _ 

If using live music or a DJ. ► Contractor Name ____________________ _ 

► -------------------------------------
Address City/State Phone Number 

5 
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Using lighting equipment at your event? YesD Nol vi 

D Bringing in own lighting equipment 

D Using professional lighting company ► Company Name ______________ _ 

Address City/State 

Using electrical power? Yeslvl No□ 

IV !Using on-site electricity D For sound and/or lighting 

D Bringing in generator(s) D For sound and/or lighting 

endor Information 

Phone Number 

D Using Kimball Park Bowl 
Lighting (from __ to __ ) 

D For food and/or refrigeration 

D For food and/or refrigeration 

PLEASE NOTE: You may be required to apply for a temporary health permit if food or beverages 
are sold of given away during your special event. Also see 'Permits and Compliance' on page 8 
in the Special Event Guide. For additional information on obtaining a temporary health permit, 
please contact the County of San Diego Environmental Health at (619) 338-2363. 

Having food and non-alcoholic beverages at your event? Yes D No0 

D Vendors preparing food on-site ► # ____ ► Business License# ______ _ 

If yes, please describe how food will be served and/or prepared: ____________ _ 

Iyo! intend to cook food in the event area pleas~ecify the method: 
GAS QLECTRIC □CHARCOAL LJOTHER (Specify): ________ _ 

D Vendors bringing pre-packaged food ► # ____ ► Business License# _ _ ___ _ 

D Vendors bringing bottled, non-alcoholic beverages (i.e. , bottled water, can soda, etc.) ► # ___ _ 

□Vendors selling food# _____ ► Business License #(s) _______ _ 

D Vendors selling merchandise# _____ ► Business License #(s) ______ _ 

D Food/beverages to be handled by organization; no outside vendors 

Qendors selling services# ____ ► Business License #(s) _______ _ 

► Explain services ______________ _ 

□vendors passing out information only (no business license needed)# ___ _ 

► Explain type(s) of information ______________ _ 

D No selling or informational vendors at event 

6 
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Having children activities? Yeslvl No□ 
PLEASE NOTE: In the event inflatable jumps are provided at the event, The City of National City 
requires commercial liability insurance with limits of at least $1 Million dollars per occurrence/$2 Million 
dollars aggregate. In addition, the City of National City must be named as an Additional Insured 
pursuant to a separate endorsement, which shall be provided by the vendor or its insurer to the City's 
Risk Manager, along with the Certificate of Insurance, for approval prior to the event. The application 
should be filed out at least one week prior to the event. For questions or to obtain a copy of the 
"Facility Use Application", please contact the Engineering/Public Works Department at (619) 336-4580. 

IV I Inflatable bouncer house# _
1 
_____ □Rock climbing wall Height ________ _ 

I ti' I Inflatable bouncer slide# _
3 
_____ D Arts & crafts (i.e., craft making, face painting, etc.) 

D Carnival Rides __________ Qther ______________ _ 

Having fireworks or aerial display? YesO Nol VI 
D Vendor name and license# _______________________ _ 

Dimensions ____________ Duration _____________ _ 

Number of shells ___________ Max. size _____________ _ 

PLEASE NOTE: In the event fireworks or another aerial display is planned for your event, The City of 
National City requires commercial liability insurance with limits of at least $2 Million dollars per 
occurrence/ $4 Million dollars aggregate. In addition, the City of National City must be named as an 
Additional Insured pursuant to a separate endorsement, which shall be provided by the vendor or its 
insurer to the City's Risk Manager, along with the Certificate of Insurance, for approval prior to the 
event. Depending on the size and/or nature of the fireworks display, the City reserves the right to 
request higher liability limits. The vendor must also obtain a fireworks permit from the National City 
Fire Department and the cost is $602.00 

Arranging for media coverage? YesD Nol vi 

□Yes, but media will not require special set-up 

□Yes , media will require special set-up. Describe __________________ _ 

7 
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Event Signage 

PLEASE NOTE: For City sponsored or co-sponsored events, banners publicizing the event may be 
placed on the existing poles on the 1800 block and 3100 block of National City Boulevard. The banners 
must be made to the City's specifications. Please refer to the City's Special Event Guidebook and Fee 
Schedule for additional information. 

Are you planning to have signage at your event? Yes Iv' I No D 
D

. . 4X8 
ImensIons lvlYes, we will post signage #_

1 
___ _ ------------

OYes, having inflatable signage # ____ ► (complete Inflatable Signage Request form) 

□Yes, we will have banners# ____ _ 

D What will signs/banners say? ________________________ _ 

D How will signs/banners be anchored or mounted? ________ __________ _ 

D Location of banners/signage ________________________ _ 

aste Management 

PLEASE NOTE: One toilet for every 250 people is required, unless the applicant can show that there 
are sufficient facilities in the immediate area available to the public during the event. 

Are you planning to provide portable restrooms at the event? Yeslv'I NoD 

If yes, please identify the following: 

► Total number of portable toilets: _
4 
____ _ 

► Total number of ADA accessible portable toilets: _
1 
_ _ __ _ 

r:7lc t t· • h bl .
1 

d ► Diamond Enviornmental 760-744-7191 
~ on rac mg wit porta e toI et ven or. 

Company Phone 
► Load-in Day & Time____ ______ ► Load-out Day & Time _______ _ 

□Portable toilets to be serviced. ► Time _D_a_il_Y _ _ ___ _ 

Set-up, Breakdown, Clean-up 

Setting up the day before the event? 

Iv' !Yes, will set up the day before the event. 

D No, set-up will occur on the event day 

Requesting vehicle access onto the turf? 

10 
► # of set-up day(s) ______ _ 

□Yes, requesting access onto turf for set-up and breakdown (complete attached Vehicle Access 
Request form) 

Iv' I No, vehicles will load/unload from nearby street or parking lot. 

8 
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NPDES-Litter Fence 

Deity to install litter fence 

□Applicant to install litter fence 

0N/A 

Breaking down set-up the day after the event? 

I II' I Yes, breakdown will be the day after the event. 

D No, breakdown will occur on the event day. 

5 
► # of breakdown day(s) _______ _ 

How are you handling clean-up? 

D Using City crews 

D Using volunteer clean-up crew during and after event. 

D Using professional cleaning company during and after event. 

Miscellaneous 

Please list anything important about your event not already asked on this application: 

Please make a copy of this application for your records. 
We do not provide copies. 

9 
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Special Events 
Pre-Event Storm Water Compliance 

Checklist 

I. Special Event Information 

Name of Special Event: _P_u_m_p_k_in_S_ta_ti_o_n ______________ _____ _ _ _ 

Event Address: 3030 Plaza Bonita Road 

Event Host Coordinator: Michael Osborne 

Expected# of Attendees: ________ _ 

Phone Number: 858-688-1701 

II. Storm Water Best Management Practices (BMPs) Review 

YES NO N/A 

Will enough trash cans provided for the event? 

ti □ Provide number of trash bins: _8 __ 

Will enough recycling bins provided for the event? 

v' Provide number of recycle bins: _2 __ 

Will all portable toilets have secondary containment trays? (exceptions 

~ □ □ for ADA compliant portable toilets) 

Do all storm drains have screens to temporarily protect trash and debris 

~ □ □ from entering? 

Are spill cleanup kits readily available at designated spots? ~ □ □ 
* A Post-Event Storm Water Compliance Checklist will be completed by City Staff. 
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• 

City of National City 

PUBLIC PROPERTY USE HOLD HARMLESS AND INDEMNIFICATION 
AGREEMENT 

Persons requesting use of City property, facilities or personnel are required to 
provide a minimum of $1,000,000 combined single limit insurance for bodily injury 
and property damage which includes the City, its officials, agents and employees 
named as additional insured and to sign the Hold Harmless Agreement. Certificate 
of insurance must be attached to this permit. The insurance company issuing the 
insurance policy must have a A.M. Best's Guide Rating of A:VII and that the 
insurance company is a California admitted company; if not, then the insurance 
policy to the issuance of the permit for the event. The Certificate Holder must reflect: 

City of National City 
Risk Management Department 
1243 National City Boulevard 
National City, CA 91950 

0 
. t' Pinery Christmas Trees, Inc. OBA Pumpkin Station rgarnza I0n: ____________________ _ 

. . . Michael Osborne Person in Charge of Act1v1ty: _______________ _ 

Add 
10665 Brookview Lane, San Diego, CA. 92131 

ress: ----------------------
T I h 858-688-1701 D ( ) f e ep one: _________ -'a~te ....... ""'"s ...... """'o_U~s~e'-: _______ _ 

HOLD HARMLESS AGREEMENT 

As a condition of the issuance of a temporary use permit to conduct its activities on 
public or private property, the undersigned hereby agree(s) to defend, indemnify and 
hold harmless the City of National City and the Parking Authority and its officers, 
employees and agents from and against any and all claims, demands, costs, losses, 
liability or, for any personal injury, de r property damage, or both, or any litigation 
and other liability, including attorney' fee and the costs of litigation, arising out of or 
related to the use of public prop r the activity taken under the permit by the 
permittee or its agents, em

For Office Use Only 

Certificate of Insurance Approved _____ Date _________ _ 

11 
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City of National City 
BUSINESS TAX CERTIFICATE 

"For Services Provided in National City, California Only" 

Business Name 

Business Location 

Business Owner(s) 

PUMPKIJ\I STATION 

2979 PLAZA BONITA RD 
NATIONAL CITY, CA 91950-8023 

NORMAN(PRES) OSBORNE 

PINERY CHRISTMAS TREE COMPANY 
PUMPKIN STATION 
PO BOX 26070 
SAN DIEGO, CA 92196-0118 

THIS BUSINESS TAX CERTIFICATE DOES NOT PERMIT A BUSINESS 
THAT IS OTHERWISE PROHIBITED. 

PUMPKIN STATION 

NATIONAL CITY 
- ilJJt/ -

UICOk PO&A'l'CD 

2023 
TO BE POSTED IN A CONSPICUOUS PLACE 

ANO 
NOT TRANSFERABLE OR ASSIGNABLE 

Business Type Special Event 

Account Number 09003608 

Effective Date September 29 , 2023 

Expiration Date December 31 , 2023 

City Manager 

NOTE: IT IS YOUR OBLIGATION TO RENEW THIS 

CERTIFICATE WHETHER OR NOT YOU RECEIVE A 

RENEWAL NOTICE 

For all inquiries regarding this certificate, contact Hdl 

Business Tax Support Center at (619) 382-2596. 

Thank you for your payment on your National City Business Tax Certificate. ALL CERTIFICATES MUST BE AVAILABLE FOR 

INSPECTION UPON REQUEST. If you have questions concerning your business license, contact the Business Support Center 
via email at: NationalCity@HdLgov.com or by telephone at: (619) 382-2596 

Keep this portion for your license separate in case you need a replacement for any lost, stolen , or destroyed license. A fee 
may be charged for a replacement or duplicate certificate. 

This certificate does not entitle the holder to conduct business before complying with all requirements of the National City 
Municipal code and other applicable laws, nor to conduct business in a zone where conducting such business violates law. 

If you have a fixed place of business within the National City, please display the Business Tax Certificate below in a 
conspicuous place at he premises. Otherwise, every Business Tax Certificate holder not having a fixed place of business in 
the City shall keep the Business Tax Certificate upon his or her person , or affixed in plain view any cart, vehicle, van or other 
movable structure or device at all times if required by the Collector. 

Starting January 1, 2021 , Assembly Bill 1607 requires the prevention of gender-based discrimination of business 
establishments. A full notice is available in English or other languages by going to: https://www.dca.ca .gov/publications/ 

- eau,oa,u" -

NAT.!°u~tf CITY 
UIJCOti POW.A'fCD 

BUSINESS TAX SUPPORT CENTER 
8839 N CEDAR AVE #212 
FRESNO, CA 93720-1832 

PINERY CHRISTMAS TREE COMPANY 
PUMPKIN STATION 

PO BOX 26070 

SAN DIEGO, CA 92196-0118 

City of National City 
BUSINESS TAX CERTIFICATE 

Account Number: 09003608 

Date of Issue: 09/29/2023 
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July 18, 2023 

City of National City 
Attention: Vianey Rivera 
Neighborhood Service Division 
1243 National City Boulevard 
National City, California 91950-4301 

Re: Temporary Use Permit 
Pumpkin Station (Pinery Christmas Trees, Inc.)- Westfield Plaza Bonita 

To whom it may concern: 

I hereby authorize Norm Osborne, acting as representative of Pinery Christmas Trees, Inc. to 
operate a business known as Pumpkin Station in parking lot #7 at Westfield Plaza Bonita 
during the dates of September 5, 2023 - November 5, 2023. 

Norm Osborne has permission to install temporary power to poles in parking lot #7 to provide 
power during the temporary use time if adequate power is not already in place. 

Norm Osborne will obtain all necessary permits from National City for occupancy at Westfield 
Plaza Bonita. 

Please feel free to call me if you have any questions at 619.267.2850. 

fflstfleuf PLAZA BONITA 
3030 Plaza Bonita Road #2075 

National City, CA 91950 
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      CITY OF NATIONAL CITY 
NEIGHBORHOOD SERVICES DEPARTMENT 

APPLICATION FOR A TEMPORARY USE PERMIT 
CONDITIONS OF APPROVAL 

 
 

SPONSORING ORGANIZATION: Pinery Christmas Trees 
EVENT: Pumpkin Station 
DATE OF EVENT: September 29, 2023 thru October 31, 2023 
 
APPROVALS: 
COMMUNITY SERVICES      YES  [ x ]        NO  [    ] SEE CONDITIONS   [    ] 
RISK MANAGER YES  [ x ]        NO  [    ] SEE CONDITIONS   [    ] 
PUBLIC WORKS YES  [ x ]        NO  [    ] SEE CONDITIONS   [    ] 
FINANCE YES  [ x ]        NO  [    ] SEE CONDITIONS   [    ] 
FIRE      YES  [ x ]        NO  [    ] SEE CONDITIONS   [ x ] 
POLICE      YES  [ x ]       NO  [    ]   SEE CONDITIONS   [    ] 
ENGINEERING                                  YES  [ x ]        NO  [    ] SEE CONDITIONS   [    ] 
COMMUNITY DEVELOPMENT  YES  [ x ]        NO  [    ] SEE CONDITIONS   [ x ] 

                                            
CONDITIONS OF APPROVAL: 
 
RISK MANAGER (619) 336-4370 
 
No comments provided  
 
 
PUBLIC WORKS (619)366-4580 
 
No involvement 
 
 
POLICE DEPARTMENT  
 
The PD does not have any comments for this event other than conducting extra patrol 
and beat information for patrol officers during the event (as per prior years). 
 
 
ENGINEERING  
 
No comments provided 
 
 
COMMUNITY SERVICES 
 
No comments 
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FINANCE  
 
No comments  
 
 
COMMUNITY DEVELOPMENT  
 
Planning 
No comments 
 
Building 
No comments provided  
 
Neighborhood Services  
 
Neighborhood Notifications – Events are required to notify residents and/or 
businesses of the surrounding impacted areas by the event.  The notice shall include 
the name of the event, name and phone number of the company/organization producing 
the event, the dates and times of the event (including set-up and breakdown) and a 
detailed description of how the residents and/or businesses may be affected, such as by 
street closures, “No Parking” signs being posted, music at the event, etc. 
 
Display of banners -- Banners are allowed on site for event but must be removed 
immediately thereafter event completion.  If you wish to place banners in any location 
other than on-site, you must get approval from the property/business owner where you 
intend to display the banner. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Page 204 of 1838



 
FIRE (619) 336-4550 
 

INSPECTION REQUIRED 
TOTAL $1,602.00 

 
$1,031.00 FEE FOR MULIPLE DAY FAIR/CARNIVALS, $571.00 FEE FOR CANOPIES 

ADDITIONAL INSPECTION FEE FOR INSPECTIONS OCCURING 
AFTER HOURS OR ON WEEKENDS OR HOLIDAYS 

 
 
Stipulations required by the Fire Department for this event are as follows: 

1) Access to the area to be maintained at all times. 
 
2) Fire Department access into and through the booth areas are to be maintained at 

all times. Fire apparatus access roads shall have an unobstructed width of not 
less than 20 feet and an unobstructed vertical clearance of not less than 14 feet. 

 
3) Participants on foot are to move immediately to the sidewalk upon approach of 

emergency vehicle(s).   
 
4) Vehicles in roadway are to move immediately to the right upon approach of 

emergency vehicle(s).  
 
5)  Fire hydrants and fire department connections shall not be blocked or 

 obstructed at any time. 
 
6) Exit to be maintained in an obstructed manner at all times. Exit way to be clear of 

all obstructions. 
 
7) Exits to be posted - EXIT. 
 
8) No open flames or smoking inside or adjacent to the tent/canopy. Signs to  be  
           posted - NO SMOKING. 
 
9) Extinguishers to be mounted in a visible location between 3½‘ to 5’ from the floor 

to the top of the extinguisher. Maximum travel distance from an extinguisher shall 
not be more than 75 feet travel distance.  All fire extinguishers to have a 
current State Fire Marshal Tag attached.  Extinguishers shall be mounted in 
conspicuous area inside tent or canopy.    Please see attached example. 

  
12) Automobiles and other internal combustion engines shall be a minimum distance 

of twenty feet (20) from all tents and canopies. 
 
13) Any electrical power used is to be properly grounded and approved by the  

Building Official. Extension cords shall be used as “temporary Wiring” only. 
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14) Internal combustion power sources that may be used for “Light Towers” shall be 

of adequate capacity to permit uninterrupted operation during normal operating 
hours 

 
15) Internal combustion power sources shall be isolated from contact with the   public 

by either physical guards, fencing or an enclosure  
 
 
16) If tents or canopies are used, tents having an area in excess of 200 square feet 

and or canopies in excess of 400 square feet or multiple tents and or canopies 
placed together equaling or greater than the above stated areas, are to be used, 
they shall be flame-retardant treated with an approved State Fire Marshal seal 
attached. A ten feet separation distance must be maintained between tents and 
canopies. A permit from the Fire Department must be obtained. Cooking shall 
not be permitted under tents or canopies unless the tents or canopies meet 
“State Fire Marshal approval for cooking. Certificate of State Fire Marshal 
flame spread shall be provided to the National City Fire Department if applicable. 

 
   
 

Canopies:  
        0 – 400 sf -  $0 
    401 – 500 sf - $391.00 
    501 – 600 sf - $436.00 
    601 – 700 sf - $571.00   
   
  Tents: 
         0 –200 sf - $391.00 
     201 – (+)  sf - $751.00 
 
17) Bales of Straw and Corn Stalks shall meet the requirements for “Flame 

Propagation and Flame Spread”.  Proof of product used shall be furnished 
to the National City Fire Department prior to opening day.  An inspection 
and test on materials used will be required prior to opening day  

 
18) All Jumpers, Bounce Houses, Inflatables, Stage coverings etc. shall have a 

Certificate of State Fire Marshal flame resistance shall be provided to the 
National City Fire Department before the event. 

 
 
19) A fire safety inspection is to be conducted by the Fire Department prior to 

operations of the carnival to include all rides, cooking areas, game booths, etc. 
 
20) Fees can only be waived by City Council. 
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21) First Aid will be provided by organization 
 
 

Fees can only be waived by City Council 
 
Note: Organizer shall contact the National City Fire Department for cost   
 associated with this event 
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   AGENDA REPORT 
 

Department:   Finance 
Prepared by:   Karla Apalategui, Sr. Accounting Assistant  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 

 

 

SUBJECT: 
Warrant Register #51 for the period of 6/16/23 through 6/22/23 in the amount of $675,572.28 
 
RECOMMENDATION:  
Ratify Warrants Totaling $675,572.28  
 
BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
Not Applicable. 
 
EXPLANATION: 
 
Per Government Section Code 37208, below are the payments issued for the period 6/16/23 – 
6/22/23. Consistent with the Department of Finance’s practice, listed below are all payments 
above $50,000.  

Vendor       Check/Wire Amount  Explanation   
 
Harbor Coating 363944 $171,337.25 CIP 22-42 PD Parking Structure 
NVIS Comm LLC,  363960 $57,185.18 NASPO 3G Envoy Base Station / Fire 
Public Emp Ret Syst 230622 $295,829.73 Service Period 5/30/23 – 6/12/23  
 
FINANCIAL STATEMENT:  
Warrant total $675,572.28 
      
RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Not Applicable   
 
ENVIRONMENTAL REVIEW:  
This is not a project under CEQA and is therefore not subject to environmental review.CCR15378; 
PRC 21065. 
 

PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
 

ORDINANCE: 
Not Applicable 
 
EXHIBIT:   
Warrant Register No. 51 
 

Page 208 of 1838



PAYEE DESCRIPTION CHK NO DATE AMOUNT

Mayor and Council

BUSH TRAVEL EXPENSE REIMBURSEMENT - CM MARCUS 363915  6/22/23 597.46

Total for Department 597.46

City Attorney

COLANTUONO HIGHSMITH AFFORDABLE HOUSING / 2023 363922  6/22/23 56.00

Total for Department 56.00

City Clerk

CORODATA RECORDS OFF SITE RECORD STORAGE - CORODATA 363924  6/22/23 53.00

MOLINA REIMB -UNIDOSUS CONFERENCE FOR CITY CLERKS 363955  6/22/23 1,031.54

SMART SOURCE OF CALIFORNIA LLC MOP 63845 SMART SOURCE 363979  6/22/23 577.13

TRANS-LANG TRANSLATION SERVICES - TRANS LANG 363995  6/22/23 893.20

Total for Department 2,554.87

CMO

CENTER FOR PUBLIC SAFETY CONSULTING SERVICES - PD & FD STUDY 363920  6/22/23 2,500.00

COUNTY OF SAN DIEGO MAIL POSTAGE BILLING - MARCH 2022 363925  6/22/23 3,694.18

GARCIA TRAVEL EXPENSE - NATIONAL CRUISING COMMU 363939  6/22/23 64.91

SCI CONSULTING GROUP CANNABIS APPEAL - CATALYST 363975  6/22/23 840.00

SMART SOURCE OF CALIFORNIA LLC MOP# 63846 - BUSINESS CARD - PEDRO GARCI 363980  6/22/23 53.48

Total for Department 7,152.57

 

Engineering / PW's

BROADWAY AUTO GLASS OFF-SITE WINDOW TINT FY23-PW/EQUIPMENT 363914  6/22/23 389.38

CLEAR WATER TECHNOLOGIES LLC MONTHLY WATER TREATMENT FY23-PW/FACILITI 363921  6/22/23 475.00

DANIELS TIRE SERVICE TIRES FOR CITY FLEET FOR FY23- PW/EQUIPM 363928  6/22/23 2,962.28

FERGUSON ENTERPRISES 1350 MOP 45723 GENERAL SUPPLIES-PW/FACILITIES 363935  6/22/23 251.93

GRAINGER MOP #65179, SUPPLIES FOR PW'S 363942  6/22/23 583.49

NATIONAL CITY TROPHY MOP 66556 OFFICE SUPPLIES-PW 363959  6/22/23 95.05

O'REILLY AUTO PARTS MOP 75877 AUTO SUPPLIES-PW/FLEET 363962  6/22/23 414.60

PARTS AUTHORITY METRO MOP 75943 AUTO SUPPLIES-PW 363964  6/22/23 76.01

POWERSTRIDE BATTERY CO INC AUTO BATTERIES FY23-PW/EQUIPMENT 363965  6/22/23 214.24

PRO BUILD COMPANY MOP 45707 GENERAL SUPPLIES-PW/FACILITIES 363966  6/22/23 3,039.84

PRUDENTIAL OVERALL SUPPLY MOP 45742 LAUNDRY SERVICES-PW/STREETS 363967  6/22/23 433.25

SITEONE LANDSCAPE SUPPLY LLC MOP 69277 LANDSCAPE SUPPLIES- PW/PARKS 363978  6/22/23 217.02

SOUTHERN CALIF TRUCK STOP MOP 45758 GENERAL AUTO SUPPLIES-PW/FLEET 363984  6/22/23 119.79

SUPERIOR READY MIX ASPHALT, TACK 3/8 SHEET FY23-PW/STREETS 363988  6/22/23 263.99

SWEETWATER AUTHORITY WATER BILL / WASTEWATER FY23 APR-MAY -PW 363989  6/22/23 112.92

TERMINIX INTERNATIONAL FUMIGATION RENEWAL FY23-PW/FACILITIES 363991  6/22/23 1,000.00

UNDERGROUND SERVICE ALERT UNDERGROUND SERVICE ALERT FY23- PW/STREE 363998  6/22/23 558.58

VALLEY INDUSTRIAL SPECIALTIES MOP 46453 BUILDING SUPPLIES-PW 363999  6/22/23 2,439.56

WETMORES MOP 80333 AUTO SUPPLIES-PW 364003  6/22/23 135.15

WILLY'S ELECTRONIC SUPPLY MOP 45763 ELECTRIC SUPPLIES-PW/FLEET 364004  6/22/23 41.90

SDG&E GAS AND ELECTRIC UTILITIES FOR STREETS 363976  6/22/23 41,572.33

HARBOR COATING CIP 22-42 PD PARKING STRUCFTURE WATERPRO 363944  6/22/23 171,337.25

Total for Department 226,733.56

WARRANT REGISTER # 51
6/22/2023
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PAYEE DESCRIPTION CHK NO DATE AMOUNT

WARRANT REGISTER # 51
6/22/2023

Neiborhood Services

BOOT WORLD BOOTS FOR STAFF  / NSD 363913  6/22/23 484.41

GONZALEZ REIMBURSEMENT / NSD 363941  6/22/23 62.05

MTS MTS FLAGGING SERVICES FOR FY23 / NSD 363958  6/22/23 210.09

PRO BUILD COMPANY MOP 45707 GENERAL SUPPLIES-NSD 363966  6/22/23 489.82

PRUDENTIAL OVERALL SUPPLY MOP 45742 LAUNDRY SERVICES-/ NSD 363967  6/22/23 253.00

THE SHERWIN WILLIAMS CO MOP 77816 PAINT SUPPLIES / NSD 363993  6/22/23 408.55

VISTA PAINT MOP 68834  PAINT SUPPLIES / NSD 364001  6/22/23 304.05

Total for Department 2,211.97

Risk

KEMPER SVCS GROUP LIABILITY CLAIM COST 363945  6/22/23 932.16

LADCO LIABILITY CLAIM COST 363947  6/22/23 165.00

LOPEZ LIABILITY CLAIM COST 363949  6/22/23 4,664.41

Total for Department 5,761.57

Planning / Building

SMART SOURCE OF CALIFORNIA LLC MOP 63845 SMART SOURCE 363979  6/22/23 577.13

STAPLES BUSINESS ADVANTAGE MOP 45704 BLD DIV/OFFICE SUPPLIES 363986  6/22/23 18.64

THE STAR NEWS THE STAR-NEWS ADVERISING INVOICE 363994  6/22/23 509.94

Total for Department 1,105.71

Fire

ACE UNIFORMS & ACCESSORIES INC UNIFORM FOR FIRE DEPARTMENT 363906  6/22/23 96.32

CROSS CONNECTIONS PART #KNG-M150R, 136-174 MHZ / FIRE 363927  6/22/23 6,956.96

GRAINGER MOP #65179, HALF MASK RESPIRATOR /FIRE 363942  6/22/23 413.15

MOTOROLA SOLUTIONS INC ITEM # 30009402007 CABLE ASSEMBLY/FIRE 363957  6/22/23 4,793.18

SO CAL PPE, LLC MISC REPAIRS (REPAIRS BASED ON NFPA) 363981  6/22/23 537.00

SOCAL TRUCK ACCESSORIES SUPER SPORT; FULL SIZE; SHORT BED /FIRE 363982  6/22/23 4,629.87

THE COUNSELING TEAM INTERNATIO EMPLOYEE SUPPORT SVCS -APRIL 2023/FIRE 363992  6/22/23 170.00

TRUCK VAULT INC ITEM #T-FDFSEM2-15S F-SERIES PICKUP/FIRE 363996  6/22/23 5,232.28

L N CURTIS & SONS PCG PREMAIRE CADET MSA CUSTOM~ 363946  6/22/23 6,932.22

NVIS COMMUNICATIONS, LLC NASPO 3G ENVOY BASE STATION / FIRE 363960  6/22/23 57,185.18

SAFEWARE INC RESCUE KIT W/POWER TALK BOX - FIRE 363969  6/22/23 13,450.14

WESTAIR GASES & EQUIPMENT INC POWER MIG 210 MP MULTI-PROCESS WELDER~ 364002  6/22/23 2,930.94

Total for Department 103,327.24

Human Resources

CALPELRA DISABILITY ACCOMMODATION WEBINAR 363917  6/22/23 850.00

CONCENTRA MEDICAL CENTERS PRE-EMPLOYMENT PHYSICALS 363923  6/22/23 990.00

FEDEX POLICE RECRUIT TESTING 363934  6/22/23 57.76

Total for Department 1,897.76

Police

ACE UNIFORMS & ACCESSORIES INC HOT TEAM GEAR 363906  6/22/23 2,506.02

BASTIDA TRAINING AOT POST REIM 363911  6/22/23 123.18

CABATU TRAINING AOT POST REIM 363916  6/22/23 123.18
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PAYEE DESCRIPTION CHK NO DATE AMOUNT

WARRANT REGISTER # 51
6/22/2023

CAMACHO TRAINING AOT POST REIM 363918  6/22/23 89.25

DOUGHERTY TRAINING ADV LDG IA OIS 363930  6/22/23 334.99

ESTABROOK JR TRAINING AOT POST REIM 363932  6/22/23 123.18

ESTABROOK JR TRAINING AOT POST REIM 363933  6/22/23 89.25

FISCH TRAINING AOT POST PLN 4 363936  6/22/23 89.25

FITCHHORN TRAINING AOT POST REIM 363937  6/22/23 123.18

FUSTON TRAINING AOT POST REIM 363938  6/22/23 123.18

GONZALES TRAINING AOT POST REIM 363940  6/22/23 89.25

LOPEZ TRAINING AOT POST REIM 363950  6/22/23 123.18

LOZANO TRAINING AOT POST REIM 363952  6/22/23 123.18

MCGOUGH TRAINING AOT POST REIM 363954  6/22/23 24.00

MORRISON TRAINING AOT REIM 363956  6/22/23 123.18

ORTIZ TRAINING AOT POST REIM 363963  6/22/23 123.18

RAMIREZ TRAINING REIM POST MNGMNT 363968  6/22/23 104.00

SAKAMOTO TRAINING AOT POST REIM 363970  6/22/23 32.00

SAN DIEGO MIRAMAR COLLEGE TRAINING AOT CARLMNGO / SANCHEZ 363971  6/22/23 46.00

SAN DIEGO MIRAMAR COLLEGE TRAINING AOT TUITION R LOPEZ 363972  6/22/23 23.00

SANCHEZ TRAINING AOT POST 363974  6/22/23 123.18

SOSA TRAINING AOT POST REIM 363983  6/22/23 123.18

STINNETT TRAINING AOT POST REIM 363987  6/22/23 24.00

TEC-DURAZO TRAINING AOT POST REIM 363990  6/22/23 123.18

VELAZQUEZ TRAINING AOT POST REIM 364000  6/22/23 123.18

ADAMOS 2023 TYLER CONNECT USER CONFERENCE - MAE 363907  6/22/23 501.21

ANDERSON RIFLE MARKSMANSHIP AND SNIPER COURSE - 363908  6/22/23 254.19

BASTIDA DUI TRAINING - JOCELYN BASTIDA 363912  6/22/23 98.67

CAMARGO 19TH ANNUAL NICHE USER CONFERENCE - CYNT 363919  6/22/23 187.25

LASHBROOK 2023 TYLER CONNECT USER CONFERENCE - AMB 363948  6/22/23 215.77

LOPEZ 2023 TYLER CONNECT USER CONFERENCE 363951  6/22/23 343.90

MCGOUGH INTERNAL AFFAIRS - JOHN MCGOUGH 363953  6/22/23 89.71

SANCHEZ INVESTIGATIVE INTERVIEW AND INTERROGATIO 363973  6/22/23 373.26

Total for Department 7,116.31

Housing

ERGOGENESIS LLC CHAIR MODEL J3507, G3 COMFOR TEK - 363931  6/22/23 1,205.30

Total for Department 1,205.30

MIS

AT&T AT&T & SBC ANNUAL PHONE SERVICE FOR FY23 363909  6/22/23 2,335.58

AT&T AT&T & SBC ANNUAL PHONE SERVICE FOR FY23 363910  6/22/23 91.17

COX COMMUNICATIONS COX DATA, VIDEO SERVICES FY23 363926  6/22/23 174.40

DE LAGE LANDEN DLL 20 SHARP COPIERS LEASE FOR FY23 363929  6/22/23 2,939.63

GRANICUS LLC GRANICUS WEBCAST  INVOICE #164927 363943  6/22/23 1,646.43

SHARP ELECTRONICS CORPORATION MAINTENANCE 20 SHARP COPIERS FOR FY23 363977  6/22/23 2,748.30

SPOK INC SPOK METROCALL PAGING FY23 363985  6/22/23 688.60

TYLER TECHNOLOGIES INC TYLER MUNIS / CAD 363997  6/22/23 5,180.00

Total for Department 15,804.11
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PAYEE DESCRIPTION CHK NO DATE AMOUNT

WARRANT REGISTER # 51
6/22/2023

Community Services/Nutrition/Library

OLD TOWN TROLLEY TOURS OLD TOWN TROLLEY TOURS/PARKS PASS GRANT/ 363961  6/22/23 2,100.00

Total for Department 2,100.00

A/P Warrant Total 377,624.43

WIRED PAYMENTS

Human Resources

PAYCHEX BENEFIT TECH INC BENETRAC ESR SERVICES BASE FEE - JUNE 78762  6/16/23 660.71

Council

U S BANK CREDIT CARD PAYMENT FOR BUSH CONFERENCE/ 644157  6/22/23 1,457.41

Finance

PUBLIC EMP RETIREMENT SYSTEM SERVICE PERIOD 05/30/23-06/12/23 230622  6/22/23 295,829.73

GRAND TOTAL 675,572.28
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   AGENDA REPORT 
 

Department:   Finance 
Prepared by:   Karla Apalategui, Sr. Accounting Assistant  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 
 

 

SUBJECT: 
Warrant Register #52 for the period of 6/23/23 through 6/29/23 in the amount of $ 3,667,271.38 
 

RECOMMENDATION:  
Ratify Warrants Totaling $ 3,667,271.38 
 

BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
Not Applicable. 
 

EXPLANATION: 
 

Per Government Section Code 37208, below are the payments issued for the period 6/23/23 – 
6/29/23. Consistent with the Department of Finance’s practice, listed below are all payments 
above $50,000.  

Vendor       Check/Wire Amount  Explanation   
 
CA Commercial Pool 364012 $118,968.97 CIP 22-01 Las Palmas Pool Renovation 
E&H Gen Contracting 364025 $66,328.55 CIP 22-06 MLK Community Center 
Eagle Paving Co 364026 $1,242,511.85 CIP 22-19 NC Street Resurfacing 
Kimley Horn   364038 $186,316.83 CIP 20-09 NC Eastside I-805 Community 
KTUA   364039 $76,600.38 NC OLD CC Installation Resiliency Grant  
Ortiz Corporation 364047 $139,507.87 CIP 20-01 P1 Sewer Upsize Project Phase 1 
Tri-Group Const 364067 $96,338.17 CIP 19-33 Paradise Creek Edu Park 
SDG&E   364055 $73,306.75 G&E For Facilities FY23 
 

FINANCIAL STATEMENT:  
Warrant total $ 3,667,271.38 
      

RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Not Applicable   
 

ENVIRONMENTAL REVIEW:  
This is not a project under CEQA and is therefore not subject to environmental review.CCR15378; 
PRC 21065. 
 

PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
 

ORDINANCE: 
Not Applicable 
 
EXHIBIT:   
Warrant Register No. 52  
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PAYEE DESCRIPTION CHK NO DATE AMOUNT

City Attorney

DEVANEY PATE MORRIS & CAMERON LEGAL SERVICES 364023  6/29/23 48,793.00

Total for Department 48,793.00

CMO

GARCIA REIMBURSEMENT - PEDRO GARCIA 364028  6/29/23 271.08

Total for Department 271.08

 

Neighborhood Services

PRUDENTIAL OVERALL SUPPLY MOP 45742 LAUNDRY SERVICES- NSD 364048  6/29/23 34.70

Total for Department 34.70

 

Planning/Building

OMNI PACIFIC OMNI PACIFIC FURNITURE 364045  6/29/23 29,621.88

Total for Department 29,621.88

 

Finance

BRINK'S INCORPORATED TRANSPORTATION BILLING PERIOD 6/01/23 TO 364011  6/29/23 532.90

CAPFORGE INC. RSWA - COMPLETION OF PAYROLL 364014  6/29/23 145.00

CITY OF NATIONAL CITY PETTY CASH REPLENISHMENT FOR THE PERIOD 364017  6/29/23 207.12

GOVERNMENT FINANCE CERTIFICATE OF ACHIEVEMENT REVIEW FEE FY 364031  6/29/23 460.00

HAMLYN WILLIAMS INC TEMP SERVICES FOR CLEGG, ONNA 21 MAY 364032  6/29/23 2,872.40

OFFICE SOLUTIONS BUSINESS MOP 83778 OFFICE SUPPLY/ FINANCE 364044  6/29/23 42.68

SASI MONTHLY TRUST ACCOUNTING 364054  6/29/23 86.10

SMART SOURCE OF CALIFORNIA LLC #10 ENVELOPE MASTER SHELLS FOR CITY 364060  6/29/23 3,066.75

THE NYHART COMPANY CYCLE GASB 75 VALUATION 364064  6/29/23 7,500.00

THE STAR NEWS WATER RATES ORD COSTS HEARING 364065  6/29/23 274.19

VISION SERVICE PLAN JUNE 2023 VISION SERVICE PLAN 364070  6/29/23 1,110.49

WOODRUFF & SMART RSWA- REIMBURSEMENTS TO WSS FOR RSWA MAY 364074  6/29/23 1,615.57

Total for Department 17,913.20

 

Community Services/Nutrition/Library

GEORGE H WATERS NUTRITION CTR RFW SENIOR RECREATION PROGRAMMING SNACKS 364029  6/29/23 830.40

ROJAS FLORES RFW MISS NATIONAL CITY EDUCATIONAL PAGEA 364050  6/29/23 1,826.00

SAAVEDRA MISS NATIONAL CITY EDUCATIONAL PAGEANT S 364051  6/29/23 954.50

SANCHEZ MAYO INSTRUCTOR/BASKETBALL LESTER MAYO CLASSE 364053  6/29/23 2,156.00

VERA RFW MISS NATIONAL CITY EDUCATIONAL SCHOL 364069  6/29/23 1,369.50

ALDEMCO FOOD 364007  6/29/23 5,536.30

COZZINI BROS., INC. KNIFE SERVICE 364022  6/29/23 36.00

ROBERTS RFW/TRAVEL EXPENSE REPORT/TROBERTS/CLA C 364049  6/29/23 552.48

Total for Department 13,261.18

 

Fire  

TINOSA INC PERFORM (1) AIR SAMPLE /FIRE 364066  6/29/23 300.00

ZOLL MEDICAL CORP PART #8300-0803-01, CABLE LIMB LEAD ECG/ 364075  6/29/23 1,216.05

Total for Department 1,516.05

 

WARRANT REGISTER # 52
6/29/2023
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PAYEE DESCRIPTION CHK NO DATE AMOUNT

WARRANT REGISTER # 52
6/29/2023

Police

AYDELOTTE TRAINING REIM LWRDR CONFRNC 364010  6/29/23 39.87

SHAFER TRAINING AOT POST REIM 364058  6/29/23 123.18

CISNEROS BACKGROUNG INVESTIGATOR TRAINING - VIOLE 364016  6/29/23 97.77

ACE UNIFORMS & ACCESSORIES INC SD0119673\SD0121664\SD0122095\SD0123887\ 364006  6/29/23 457.31

CAMACHO REIMB: FOR OVERNIGHT LETTER TO TARGET 364013  6/29/23 83.19

KAISER PRECISION LLC MUNITIONS POLE 364037  6/29/23 3,297.69

THE COUNSELING TEAM POLICE PEER SUPPORT 364063  6/29/23 1,600.00

TYLER TECHNOLOGIES INC PROJECT MGMT 9 OF 12 364068  6/29/23 250.00

Total for Department 5,949.01

MIS

CORELOGIC SOLUTIONS LLC REALQUEST MONTHLY REPORTS FY23 364019  6/29/23 234.37

COX COMMUNICATIONS COX DATA, VIDEO SERVICES FY23 364021  6/29/23 2,059.42

FARONICS TECHNOLOGIES USA INC. DEEP FREEZE RENEWAL 2/28/23 -2/27/26 364027  6/29/23 756.00

WILLY'S ELECTRONIC SUPPLY WILLY'S ELECTRONICS MOP FY23 364073  6/29/23 564.71

Total for Department 3,614.50

Engineering / PW's

ATLAS TECHNICAL CONSULTANTS, CIP 19-20 SWEETWATER ROAD BIKEWAY - ENG/ 364009  6/29/23 9,529.00

CALIFORNIA COMMERCIAL POOL CIP  22-01 LAS PALMAS POOL RENOVATION - 364012  6/29/23 118,968.97

CHEN RYAN ASSOCIATES INC LOCAL COASTAL PROGRAM - ENG/PW 364015  6/29/23 23,440.00

CLEAN HARBORS ENVIRONMENTAL HOUSEHOLD HAZARDOUS WASTE MAY 2023 -  EN 364018  6/29/23 1,871.23

COUNTY OF SAN DIEGO NATIONAL CITY DUMP-BAYSHORE BIKEWAY PROJ 364020  6/29/23 163.50

D-MAX ENGINEERING INC CIP 21-28 WETLAND EXPANSION AND PARK SIT 364024  6/29/23 966.69

E & H GENERAL CONTRACTING INC CIP 22-06 MLK COMMUNITY CENTER- ENG/PW 364025  6/29/23 66,328.55

EAGLE PAVING COMPANY INC CIP 22-19 NATIONAL CITY STREET RESURFACI 364026  6/29/23 1,242,511.85

GEOSYNTEC CONSULTANTS INC CIP 21-16 NCFD COMPLIANCE WORK - ENG/PW 364030  6/29/23 3,712.92

HDR ENGINEERING, INC. CIP 20-01 NC EX-P1 SEWER LINE UPSIZING - 364033  6/29/23 3,890.00

INNOVATIVE CONSTRUCTION CIP 22-01 LAS PALMAS POOL - ENG/PW 364036  6/29/23 32,003.00

KIMLEY HORN AND CIP 20-09 NC EASTSIDE I-805 COMMUNITY - 364038  6/29/23 186,316.83

KTUA NC OLDCC INSTALLATION RESILIENCY GRANT - 364039  6/29/23 76,600.38

LEIGHTON CONSULTING INC CIP 22-19 NATIONAL CITY STREET RESURFACI 364041  6/29/23 5,904.98

NERI LANDSCAPE ARCHITECTURE CIP 21-28 WETLAND EXPANSION AND PARK SIT 364043  6/29/23 15,645.00

ORTIZ CORPORATION CIP 20-01 P1 SEWER UPSIZE PROJET PHASE I 364047  6/29/23 139,507.87

STC TRAFFIC INC CITYWIDE SPEED SURVEYS - ENG/PW 364062  6/29/23 30,567.12

TRI-GROUP CONSTRUCTION AND DEV CIP 19-33 PARADISE CREEK EDUCATIONAL PAR 364067  6/29/23 96,338.17

24 HOUR ELEVATOR INC CITY WIDE ELEVATOR SERVICE FY23-PW/FACIL 364005  6/29/23 600.00

APS LIGHTING & SAFETY PRODUCTS AUTO SUPPLIES FY23-PW/EQM 364008  6/29/23 64.43

HOME DEPOT CREDIT SERVICES GENERAL SUPPLIES FOR BUILDING FY23-PW/FA 364034  6/29/23 544.38

LEFORT'S SMALL ENGINE REPAIR AUTO SUPPLIES FY23-PW/EQM 364040  6/29/23 2,009.28

NATIONAL CITY MOTORCYCLES SERVICE AND REPAIR FOR EMERGENCY FY23-PW 364042  6/29/23 159.95

O'REILLY AUTO PARTS MOP 75877 AUTO SUPPLIES-PW/EQUIPMENT FY2 364046  6/29/23 32.60

PRUDENTIAL OVERALL SUPPLY MOP 45742 LAUNDRY SERVICES- PW/EQUIPMENT 364048  6/29/23 42.92

SAN DIEGO PLASTICS INC STREET SIGN SUPPLIES FY23-PW/STREETS 364052  6/29/23 489.38

SDG&E GAS AND ELECTRIC FOR FACILITIES FY23 JUN 364055  6/29/23 73,306.75

SDG&E GAS AND ELECTRIC FOR FACILITIES FY23 JUN 364056  6/29/23 52.18

SEDANO FORD OF LM, INC. 20452890 AUTO SUPPLIES FY23-PW/EQM 364057  6/29/23 1,286.33

2/3Page 215 of 1838



PAYEE DESCRIPTION CHK NO DATE AMOUNT

WARRANT REGISTER # 52
6/29/2023

SNAP-ON INDUSTRIAL HYDRAULIC JACK TROLLEY FY23-PW/EQM 364061  6/29/23 1,114.97

VULCAN MATERIALS COMPANY 3/4IN CL 2 BASE FY23-PW/STREETS 364071  6/29/23 963.88

WETMORES MOP 80333 AUTO SUPPLIES-PW/EQUIPMENT FY2 364072  6/29/23 343.42

Total for Department 2,135,276.53

City Clerk

HUSSAIN REIMBURSEMENT - IIMC CERTIFICATION 364035  6/29/23 125.00

SHRED-IT RECORDS DESTRUCTION - SHRED IT 364059  6/29/23 300.00

Total for Department 425.00

A/P Total 2,256,676.13

PAYROLL

Pay  period Start Date End Date Check Date

14 6/13/2023 6/26/2023 7/5/2023 1,352,054.21

SPECIAL PAYROLL

Check Date

6/26/2023 58,541.04

GRAND TOTAL 3,667,271.38
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   AGENDA REPORT 
 

Department:   Planning 
Prepared by:   Martin Reeder, AICP – Planning Manager  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 

 

 
SUBJECT: 
Consideration of Certification of a Mitigated Negative Declaration for the Annexation of Two 
Properties Located at 3410 Valley Road (Bonita) and Approval of a Tentative Subdivision Map for 
a 10-Lot Residential Development. 
 
RECOMMENDATION:  
Options 

1. Adopt a Resolution Entitled, “Resolution of the City Council of the City of National City, 

California, Adopting the Mitigated Negative Declaration and Mitigation Monitoring and 

Reporting Program for the Annexation of Two Properties Located at 3410 Valley Road 

(Bonita) and the Tentative Subdivision Map for a 10-Lot Residential Development and 

Authorizing the Filing of a Notice of Determination”;  and 

Adopt a Resolution Entitled, “Resolution of the City Council of the City of National City, 

California, Approving the Annexation of Two Properties Located at 3410 Valley Road 

(Bonita) and a Tentative Subdivision Map for a 10-Lot Residential Development”; or 

 

2. Deny 2022-13 S, ANNEX based on findings to be determined by the City Council; or, 

3. Continue the item to a later date in order to obtain additional information. 

 
BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
Not Applicable. 
 
EXPLANATION: 
 
Executive Summary  

The application (Valley View Development Project) is for the proposed annexation of two 

properties (591-100-27 and 591-100-31) located in the County of San Diego’s jurisdiction, into 

the City of National City.  The properties are located at 3410 Valley Road in the unincorporated 

community of Bonita and are pre-zoned as Small Lot Residential (RS-2).  The Applicant is 

proposing to develop the property as 10 single-family residential lots with a private street 

connecting the development to Plaza Bonita Center Way. The property will also include a 

biofiltration basin on-site for stormwater management purposes. 

 

Site Characteristics 
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The Proposed Project is located at 3410 Valley Road approximately one mile east of the 

intersection of California State Route 54 (SR-54) and Interstate 805 (I-805) within the 

unincorporated community of Bonita. Although the site is currently in the County of San Diego, it 

will be annexed into National City. The site is comprised of two parcels, totaling approximately 

2.5 acres. The properties are pre-zoned1 as RS-2 and are considered Low-Medium Density 

Residential on the General Plan Land Use map. There is an existing single-family residence on 

the site, which would be demolished in order to redevelop the property (Condition of Approval). 

 

Proposed Use 

The applicant proposes to construct a 10-lot single family subdivision, which would necessitate 

the annexation of this site from the unincorporated community of Bonita into the City of National 

City. The two parcels making up the site would then be split into 13 lots and graded for 

development. Ten single family residences would be developed on 10 of the lots while the 

remaining three lots would be developed with a biofiltration basin for stormwater management, 

open space, and a private road connecting the development to Plaza Bonita Center Way as 

shown in the development plans (Attachment 4). A Homeowners Association (HOA) will be 

formed to maintain the biofiltration basin, private road, and open space. 

 

Lot Number Size (square feet) Proposed Use 

1 5,017 Single Family Residence 

2 5,005 Single Family Residence 

3 5,035 Single Family Residence 

4 5,065 Single Family Residence 

5 5,050 Single Family Residence 

6 6,485 Single Family Residence 

7 5,979 Single Family Residence 

8 5,078 Single Family Residence 

9 5,045 Single Family Residence 

10 6,667 Single Family Residence 

A 20,972 Private Street 

B 5,934 Biofiltration Basin 

C 6,667 Open Space (Drainage) 

Total 106,782  

 (2.451 acres)  

 

Analysis  

The RS-2 zone typically permits one single-family residence per lot, as well as an ADU (and a Junior 

ADU if the property is owner-occupied). The applicant proposes to develop the new lots with one 

single-family residence per parcel. No architectural plans have been provided at this time, although 

development of the lots is not part of this discretionary action. The project would provide for 10 new 

homeownership opportunities. 

 

General Plan 

                     
1 Properties within the City’s sphere of influence but not within our jurisdictional boundaries are shown on 
the City’s zoning map as being “pre-zoned”. If annexed, the pre-zone becomes the actual zone. 
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If annexed into the City, the Land Use designation for this property would be “Low-Medium Density 

Residential”, which allows for up to nine units per acre. In this case, the project is at a proposed 

density of four units per acre, less than half of that maximum. The current County of San Diego 

Zoning is “Rural Residential”, which has a minimum lot size of 10,000 square feet, twice the minimum 

in the RS-2 zone. 

 

There are several General Plan Policies that are pertinent to this proposal, specifically: 

 

Policy LU-2.3: Provide for a variety of housing types including, but not limited to, single-family 

attached and detached, multifamily apartments, condominiums, and mobile homes. 

 

Policy LU 4.3: Promote infill development, redevelopment, rehabilitation, and reuse efforts 

that contribute positively to existing neighborhoods and surrounding areas. 

 

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. 

 

Annexation 

Since the pre-application phase of this project, staff has been in contact with the Local Agency 

Formation Commission (LAFCO), who is charged with the authority over the establishment of 

spheres of influence2 and changes of organization for cities and special districts. As such, LAFCO 

approval would be required for annexation to the City of National City. With the understanding 

that the City would be proposing to adopt a Mitigated Negative Declaration regarding the project’s 

environmental review, LAFCO would assume the role of Responsible Agency under the CEQA 

for the associated reorganization with National City. A requirement for the applicant to complete 

the annexation process prior to the Final Map being recorded is included as a condition of 

approval. 

 

Annexation of the affected territory would involve concurrent detachments from the following 

districts, as the City would assume responsibility for those services following annexation.   

 

 County Service Area No. 135 (Regional Communications) 

 Bonita-Sunnyside Fire Protection District + Associated Sphere of Influence Amendment  

 South Bay Irrigation District 

 

Subdivision Ordinance 

The proposed subdivision is consistent with the Subdivision Ordinance as the splitting of the parcel 

conforms to NCMC §17.07.040 (C) 

 

                     
2 A sphere of influence is defined as a "plan for the probable physical boundaries and service area of a 
local government agency as determined by the [Local Agency Formation] Commission”. Territory must be 
within a city or district's sphere in order to be annexed. For National City, this also includes Lincoln Acres. 
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1.  All lots shall front on a public street, or on a private street if permitted pursuant to 

subsection (D) of this section. 

2.  The side line of lots shall be as nearly at right angles or radial to the street upon which the 

lots face as practicable. 

3.  The width and the minimum area of each residential lot shall be governed by Title 18 of 

this code (Zoning) 

4.  Lots must not be cut by a city boundary line. City boundary lines may be lot lines or 

centerlines of streets or alleys. 

 

Because the property is not part of an established neighborhood within the City, there is no 

established lot pattern established that the proposed subdivision would conflict with.  

 

Land Use Code 

The subdivision is consistent with the Land Use Code because the parcels being created exceed the 

minimum lot size requirement of 5,000 square feet. The average parcel size is approximately 5,443 

square feet in size, although the properties vary in size from 5,005 to 6,667 square feet in size. 

 

Findings for approval of the Tentative Subdivision Map 

There are nine required findings for the approval of a TSM, as prescribed by the Subdivision Map 

Act: 

 

1. General Plan Consistency – The proposed subdivision, at a density of four units per acre, is 

consistent with the Low-Medium Density Residential land use designation, which specifies a 

maximum density of 9 dwelling units per acre (ADUs or SB 9 units do not count towards density 

calculations per state law). 

 

2. Site physically suitable for proposed development –A residential project can be located on level 

building pads on the new parcels with appropriate grading (subject to a City grading permit). 

 

3. Site physically suitable for proposed density – The subdivision can accommodate the proposed 

residential development and would not exceed the prescribed recommended density for the 

area. 

 

4. No substantial environmental damage – The associated MND determined that the project would 

not have the potential to substantially degrade the quality of the environment or substantially 

impact biological or cultural resources with implementation of the mitigation measures 

identified in the MND.  

 

5. Would not cause public health problems – All necessary public services (sewer service, curb, 

gutter, sidewalk, etc.) will be provided, as required by approvals required for new construction. 

 

6. No conflict with easements –There are no easements existing on the property the applicant is 

proposing to subdivide. The development would include appropriate new easements necessary 

for access, maintenance, and longevity of required elements. 
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7. Sewer discharge requirements – Discharge of sewerage waste will be addressed through a 

sewer permit, which is required as part of construction of a residential structure. The property is 

able to connect to the area sewer system. 

 

8. Effect on the housing needs of the region – The project will provide for at least ten additional 

housing units, which will provide additional housing opportunities to meet the housing needs of 

the region. 

 

9. Future passive and natural heating and cooling opportunities – All new construction proposed 

will be required to comply with the California Building Code, which takes such factors into 

consideration. 

 

CEQA 

As Lead Agency under the California Environmental Quality Act (CEQA), National City reviewed 

the project to determine whether it could have a significant effect on the environment. In 

accordance with CEQA Guidelines Section 15382, “Significant effect on the environment” means 

a substantial, or potentially substantial, adverse change in any of the physical conditions within 

the area affected by the project, including land, air, water, minerals, flora, fauna, ambient noise, 

and objects of historic or aesthetic significance. 

 

Based on the analyses presented in the attached CEQA checklist, it was concluded that the 

project: (a) would not have the potential to degrade the quality of the environment, impact the 

habitat of a fish or wildlife species, cause 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; (b) would not have impacts that are 

individually limited, but cumulatively considerable; and, (c) would not have environmental effects 

that will cause substantial adverse effects on human beings,  either directly or indirectly. 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 effects on human beings, either directly or indirectly. As such, it 

is expected that project implementation would not have a significant impact with respect to 

these mandatory findings of significance.  

 

Although there were some potential short-term impacts identified in the CEQA checklist related 

to pre-construction activities (i.e. grading), the checklist concluded that the project would not have 

the potential to substantially degrade the quality of the environment or substantially impact 

biological or cultural resources with implementation of the mitigation measures identified below.  

 

Mitigation Measures: 

MM BIO-1: Pre-construction Avian Survey 

MM BIO-2: Construction Fencing 

MM BIO-3: Permanent Open Space Easement 

CUL-1 Archaeological and/or Native American Monitoring 

CUL-2 Unanticipated Discovery of Archaeological Resources 
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The project would implement mitigation measures to protect species through pre-construction 

surveys and through protection of the drainage, which supports riparian and non-wetland habitat. 

In addition, the presence of a monitor during ground disturbance will reduce potential impacts to 

unanticipated discovery of archaeological resources. 

 

The identified mitigation measures stated above are included in both the project Conditions of 

Approval and in the Mitigation Monitoring and Reporting Program (MMRP), which is a required 

part of the MND (Appendix ‘A’ of the attached MND). The mitigation measures are as follows: 

 

BIO 1: If construction occurs within the avian breeding season of February 1 through August 31, 

a qualitied Biologist shall conduct a preconstruction avian nesting survey no more than 3 days 

prior to the start of construction or grubbing. The preconstruction avian survey shall be conducted 

with a 300-foot buffer of all areas of disturbance. If the survey finds that there is no nesting activity 

within the area of potential disturbance, clearing and grading activities shall be allowed to 

proceed. If the survey finds an active nest, then clearing and grading shall not occur within 300 

feet of the active nest until nesting activity has been determined complete by the qualified 

biologist. 

BIO 2: The drainage shall be protected from direct and indirect impacts by providing a physical 

barrier between clearing, grading, and construction.  A temporary silt fence shall be installed along 

the southern edge of Proposed Project impacts prior to clearing and grading. 

BIO 3: A permanent open easement shall be recorded over the on-site   drainage channel (Open 

Space Lot C on the Tentative Map) and shall include the following provisions. The open easement 

area shall be permanently fenced with a three-foot split-rail fence to discourage entry into the 

drainage. Maintenance of the area, including brush management for wildfires and removal of trash 

and debris, would be the responsibility of the homeowners’ association (HOA) and shall be 

reflected in the Covenants, Conditions and Restrictions (CC&Rs) for the property. No vegetative 

removal within the drainage shall occur during the breeding season without prior consultation of 

a biologist. The area shall be kept free of trash and debris at all times.  

CUL 1: A qualified archaeological and/or Native American monitor shall be present during 

construction activities that involve subsurface grading and/or excavation involving the disturbance 

of native soils more than 3 feet in depth. The monitor(s) would ensure that unanticipated finds are 

not damaged or destroyed.  

CUL 2: In the event of an unanticipated discovery of archaeological resources during construction, 

construction should stop on the site until a qualified archaeologist can survey the resource and 

determine potential impacts and necessary preservation measures. Any archaeological resources 

that are found would be identified, adequately documented in the field, and/or preserved, as 

recommended by a qualified archaeologist. 

 
CEQA Findings 

The Environmental Checklist identified no potential significant effects on the environment with the 

incorporation of mitigation measures. The Lead Agency (the City) has found that there is no 

substantial evidence that the project would have a significant effect on the environment with the 

implementation of mitigation measures, and therefore, a Mitigated Negative Declaration (MND) is 

the appropriate level of environmental documentation for this Proposed Project. 
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Comments 

A Notice of Intent (NOI) was routed for comment prior to the MND being prepared. The NOI 

elicited comments from the County of San Diego, LAFCO, and Caltrans. Comments were related 

to the requirement to work with the County on a consistency review agreement related to a 

Multiple Species Conservation Program (MSCP) and to heavy vehicle transit permitting 

(Caltrans). LAFCO comments were related to the detachments discussed above. The former 

requirement is related to the fact that the property is located within the South County Subarea 

Plan under the MSCP. The agreement is required in order to set forth the responsibilities for 

ongoing maintenance and enforcement of the MSCP easement across the area. 

 

Comments were also received from the Sycuan Band of the Kumeyaay Nation Cultural Resource 

Center in relation to the NOI. Their comments were encapsulated in the two cultural resource 

mitigation measure (CUL 1 and CUL 2). 

 

Comments received in relation to the posting of the MND for comment elicited the same 

comments from the County and from Caltrans. These comments are addressed through 

conditions of approval. 

 

Conditions of Approval  

The Engineering and Fire Departments both provided comments on the project, as did 

Sweetwater Authority. Engineering comments were related to development and Final Map 

requirements. Fire comments were related to project design and permitting requirements 

(sprinklers, access, permits, etc.). All comments have been included as Conditions of Approval, 

which also include mitigation measures, agency comments (Sweetwater, County of San Diego, 

LAFCO, etc.). 

 

Planning Commission 

The Planning Commission held a public hearing on the item at their meeting of August 7, 2023. Four 

community members from neighboring properties in Bonita spoke in opposition to the project. The 

Commission ultimately voted to recommend approval of the project to the City Council, based on 

attached findings and conditions. 

 

Summary 

The subject property is considerably underdeveloped with regard to properties in the City. It is also 

immediately adjacent to the City boundary and suitable for annexation. The subdivision would result 

in 10 new homeownership opportunities and would be developed at a suitably low density to avoid 

any impacts to adjacent communities or road networks. The proposed subdivision will meet all Land 

Use Code requirements and be consistent with the General Plan. Conditions of Approval will ensure 

that 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. Certify the Mitigated Negative Declaration and approve 2022-13 S, ANNEX subject to the 

conditions listed within, based on the attached findings or findings to be determined by the 

City Council; 
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2. Deny 2022-13 S, ANNEX based on findings to be determined by the City Council; or, 

 

3. Continue the item to a later date in order to obtain additional information.  

 

FINANCIAL STATEMENT:  
There is no direct fiscal impact as a result of approving this item.  If LAFCO approves the 
annexation and the property is developed as described, the City will receive additional property 
tax revenue in an amount that is dependent upon the value of the land and improvements at the 
time.  The incremental costs to the City for providing services to the residents of the area are 
expected to be minor.   
      
RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Housing and Community Development   
 
 
ENVIRONMENTAL REVIEW:  
This is a project under CEQA and after Initial Study qualifies for a Mitigated Negative Declaration. 
CCR 15371. 
 
PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
 
ORDINANCE: 
Not Applicable 
 
EXHIBITS:   
 
1. Mitigated Negative Declaration Resolution 

2. Tentative Subdivision Map Resolution  

3. Overhead 

4. Site Photos 

5. Tentative Map (Exhibit A-Revised, Case File No. 2022-13 S, ANNEX, IS, dated 4/19/2023) 

6. Public Hearing Notice (Sent to 58 property owners and occupants) 

7. Draft Initial Study/ Mitigated Negative Declaration 
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RESOLUTION NO. 2023- 

 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, CALIFORNIA, 

ADOPTING THE MITIGATED NEGATIVE DECLARATION AND MITIGATION MONITORING 

AND REPORTING PROGRAM FOR THE ANNEXATION OF TWO PROPERTIES LOCATED 

AT 3410 VALLEY ROAD (BONITA) AND THE TENTATIVE SUBDIVISION MAP FOR A 10-

LOT RESIDENTIAL DEVELOPMENT AND AUTHORIZING THE FILING OF A NOTICE OF 

DETERMINATION. 

 

 WHEREAS, the Planning Commission conducted a duly noticed public hearing on 

August 7, 2023, and considered the staff report, written public commnets, and oral public 

testimony and recommended that the City Council adopt the Mitigated Negative Declaration and 

Mitiation Monitoring and Reporiting Program; and  

 

WHEREAS, the City Council of the City of National City, California, considered said 

recommendation at a duly advertised public hearing held on September 5, 2023, at which time 

the City Council considered evidence; and 

WHEREAS, at said public hearing the City Council considered the staff report provided 

for Case File No. 2022-13 IS, which is maintained by the City and incorporated herein by 

reference; along with any other evidence presented 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 hereby taken is found to be essential for the preservation of the 

public health, safety and general welfare.  

 

 NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, 

CALIFORNIA DOES RESOLVE, DECLARE, DETERMINE, AND ORDER AS FOLLOWS: 

 

Section 1: That the evidence presented to the City Council at the public hearing held 

on September 5, 2023, support the following findings: 

 

1. That the  project does not 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, because mitigation measures identify remedies for 

potential biological and cultural impacts that may be identified during and after 

construction that will mitigate potential impacts to a less-than-significant level. 

 

2. That the project does not have impacts that are individually limited but cumulatively 

considerable, because the project is an infill development on a partially-disturbed 

property and is mostly surrounded by urban development. Existing improvements in the 
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area and the existing development pattern can accommodate the project without 

causing any impacts to the environment or to existing services. In addition, mitigation 

measures identify remedies for potential biological and cultural impacts that may be 

identified during and after construction that will mitigate potential impacts to a less-than-

significant level. 

 

3. That the project does not have environmental effects which will cause substantial 

adverse effects on human beings, either directly or indirectly, because the project is a 

low-intensity residential development. As determined by the Initial Study for the project, 

both short and long term activities will have a less than significant impact on air quality. 

 

4. The proposed project has been reviewed in compliance with CEQA for which a Mitigated 

Negative Declaration (MND) has been prepared and, 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 in the Mitigation Monitoring and 

Reporting Program have been added to the project as conditions of approval.   

 

Section 2: That the City Council has considered the proposed Negative Declaration 

No. 2022-13 IS, together with any comments received during the public review process, and 

finds on the basis of the whole record (including the Initial Study and any comments received) 

that there is no substantial evidence that the project will have a significant effect on the 

environment and that the Mitigated Negative Declaration reflects the City’s independent 

judgment and analysis.  

 

Section 3: The City Council hereby adopts the Mitigated Negative Declaration and 

Mitigation Monitoring and Reproting Program, as attached as Exhibit 7 of the staff report, and 

authorizes the filing of a Notice of Determination. 

 

Section 4: The City Clerk shall certify to the passage and adoption of this Resolution 

and enter it into the book of original Resolutions.  

 

PASSED and ADOPTED this 5th day of September, 2023. 

 

 

 __________________________ 

 Ron Morrison, Mayor 

ATTEST: 

 

_____________________________ 

Shelley Chapel, MMC, City Clerk 

 

APPROVED AS TO FORM: 

 

_____________________________ 

Barry J. Schultz, City Attorney 
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ATTACHMENT 3 

2022-13 S, ANNEX, IS – Valley View Development – Overhead 
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ATTACHMENT 4 

2022-13-S, ANNEX, IS – Valley View Development – Site Photo 
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NOTICE OF PUBLIC HEARING 

 

NOTICE IS HEREBY GIVEN that the City Council of the City of National City will 

hold a Public Hearing after the hour of 6:00 p.m., Tuesday, September 5, 2023, in 
the City Council Chambers, Civic Center, 1243 National City Blvd., National City, 
CA., to consider: 

 

PUBLIC HEARING AND ADOPTION OF A RESOLUTION OF  

THE CITY COUNCIL OF THE CITY OF NATIONAL CITY  

CERTIFYING A MITIGATED NEGATIVE DECLARATION FOR  

THE ANNEXATION OF TWO PROPERTIES LOCATED AT  

3410 VALLEY ROAD (BONITA) AND APPROVING A  

TENTATIVE SUBDIVISION MAP FOR A  

10-LOT RESIDENTIAL DEVELOPMENT. 

 
The Planning Commission conducted a Public Hearing at their meeting of August 
7, 2023 and voted by unanimous vote of members present to recommend that 
the City Council certify the Mitigated Negative Declaration and recommended 
approval to the City Council of the Tentative Subdivision Map by a vote of 5 to 1 
with one member absent. 
 
Anyone interested in this matter may appear at the above time and place and be 
heard.  The City Council will also accept written public comments regarding this 

matter via e-mail sent to clerk@nationalcityca.gov. Written comments from the 
public (limited to a maximum of three minutes) must be submitted via e-mail by 
4:00 p.m. on the day of the City Council Meeting. For information on registering to 
speak or on submitting written comments, please visit the City Clerk’s webpage at 

https://www.nationalcityca.gov/government/city-clerk/public-comments. 
 
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 via e-mail, or through written correspondence delivered to 
the undersigned prior to the Public Hearing. 
 
August 23, 2023 
Shelley Chapel, Deputy City Clerk 
Published in the Star News: Friday, August 25, 2023. 
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Draft Initial Study/ Mitigated Negative
Declaration

Annexation and Subdivision of 3410 Valley Road,
Bonita, CA

Valley View Development
Project

National City, California

ATTACHMENT 7
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Draft Initial Study/
Mitigated Negative

Declaration
Annexation and Subdivision
of 3410 Valley Road, Bonita,

CA

Valley View Development
Project

Prepared for:
National City Community Development

Department – Planning Division
1243 National City Blvd
National City, CA 91950

May 2023
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1.0 MITIGATED NEGATIVE DECLARATION
As Lead Agency under the California Environmental Quality Act (CEQA), National City reviewed
the Valley View Development Project (Proposed Project) described below to determine whether
it could have a significant effect on the environment. In accordance with CEQA Guidelines Section
15382, “Significant effect on the environment” means a substantial, or potentially substantial,
adverse change in any of the physical conditions within the area affected by the project, including
land, air, water, minerals, flora, fauna, ambient noise, and objects of historic or aesthetic
significance.

1.1 Project Name
Valley View Development

1.2 APN(s)
591-100-27 and 591-100-31

1.3 Lead Agency Name and Address
City of National City

Community Development Department – Planning Division
1243 National City Blvd., National City, CA 91950

1.4 Lead Agency Staff Contact
Martin Reeder, AICP

Planning Manager
(619) 336-4313

mreeder@nationalcityca.gov
1.5 Project Location
The Proposed Project is located at 3410 Valley Road approximately one mile east of the
intersection of California State Route 54 (SR-54) and Interstate 805 (I-805) within the
unincorporated community of Bonita. Although the site is currently in the County of San Diego,
it will be annexed into National City.

1.6 Project Applicant Name and Address
Laurence Tucker, Loan Partner

Valley View Development, LLC
2577 University Ave

San Diego, CA 92104
1.7 General Plan

Adopted: Semi-Rural Residential (SR-1)
Proposed: Low Medium Density Residential
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1.8 Zoning
Adopted: Rural Residential

Proposed: Small Lot Residential (RS-2)
1.9 Project Description
The City of National City is reviewing an application (Valley View Development Project) for the
proposed annexation of two properties (591-100-27 and 591-100-31) located in the County of San
Diego’s jurisdiction, into the City of National City. The properties are located at 3410 Valley Road
in the unincorporated community of Bonita) and are pre-zoned as Small Lot Residential (RS-2).
The Applicant (Valley View Development, LLC) is proposing to develop the property as 10 single-
family residential lots with a private street connecting the development to Plaza Bonita Center
Way. The property will also include a biofiltration basin on-site for stormwater management
purposes.

1.10 Discretionary Actions
The Proposed Project will require:

 Tentative Subdivision Map Approval by National City

 Adoption of this Initial Study/Mitigated Negative Declaration (IS/MND)

 Annexation approval from LAFCO and National City

1.11 Findings
The Environmental Checklist (CEQA Guidelines Appendix G) or Initial Study (IS) (see Section
3.0 Construction Activities and Schedule
Prior to ground disturbance, the existing 2,300 square-foot single-family residence on site would
be demolished. Debris will be hauled offsite to a local landfill. Grading and clearing of existing
vegetation on site would be completed, totaling approximately 1.888 acres. Approximately 1,565
cubic yards would be cut and backfilled with 4,230 cubic yards of fill. Site preparation would
result in approximately 43,485 square feet of total new/replaced impervious area, a delta of
approximately (+) 40,465 Construction would result in approximately 81,643 square feet of total
disturbed area.

Environmental Checklist) identified no potentially significant effects on the environment with
incorporation of mitigation measures. The Lead Agency, National City, finds that there is no
substantial evidence that this Proposed Project would have a significant effect on the environment
with implementation of mitigation measures, and therefore, a Mitigated Negative Declaration
(MND) is the appropriate level of environmental documentation for this Proposed Project.
1.12 Mitigation Measures included in the Project to Avoid Potentially Significant Effects

A Mitigation Monitoring and Reporting Program is included in Appendix A.
BIO-1: Pre-construction Avian Survey. If construction occurs within the avian breeding season
of February 1 through August 31, a qualitied Biologist shall conduct a pre-construction avian
nesting survey no more than 3 days prior to the start of construction or grubbing.  The pre-
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construction avian survey shall be conducted with a 300-foot buffer of all areas of disturbance.  If
the survey finds that there is no nesting activity within the area of potential disturbance, clearing
and grading activities shall be allowed to proceed. If the survey finds an active nest, then clearing
and grading shall not occur within 300 feet of the active nest until nesting activity has been
determined complete by the qualified biologist.
BIO-2: Construction Fencing. The drainage shall be protected from direct and indirect impacts
by providing a physical barrier between clearing, grading, and construction.

 A temporary silt fence shall be installed along the southern edge of Proposed
Project impacts prior to clearing and grading.

BIO-3: Permanent Open Space Easement
A permanent open easement shall be recorded over the on-site drainage channel (Open Space Lot
C on the Tentative Map) and shall include the following provisions.

 The open easement area shall be permanently fenced with a three-foot split-rail fence
to discourage entry into the drainage.

 Maintenance of the area, including brush management for wildfires and removal of
trash and debris, would be the responsibility of the homeowners’ association (HOA)
and shall be reflected in the Covenants, Conditions and Restrictions (CC&Rs) for the
property.

 No vegetative removal within the drainage shall occur during the breeding season
without prior consultation of a biologist.

 The area shall be kept free of trash and debris at all times.
CUL-1: Archaeological and/or Native American Monitoring. A qualified archaeological and/or
Native American monitor shall be present during construction activities that involve subsurface
grading and/or excavation involving the disturbance of native soils more than 3 feet in depth. The
monitor(s) would ensure that unanticipated finds are not damaged or destroyed.
CUL-2: Unanticipated Discovery of Archaeological Resources. In the event of an unanticipated
discovery of archaeological resources during construction, construction should stop on the site
until a qualified archaeologist can survey the resource and determine potential impacts and
necessary preservation measures. Any archaeological resources that are found would be identified,
adequately documented in the field, and/or preserved, as recommended by a qualified
archaeologist.
1.13 CEQA Compliance
CEQA [Public Resources Code §21000 et seq. and Title 14 California Code of Regulations (CCR)
§15000 et seq.] requires that the environmental impacts of proposed projects be evaluated and that
feasible methods to reduce, avoid, or eliminate significant adverse impacts of these projects be
identified and implemented. The lead agency is the public agency that has the principal
responsibility for carrying out or approving a project that may have a significant effect upon the
environment (Public Resources Code §21067).

In accordance with CEQA Guidelines §15002(a), the basic purposes of CEQA are to inform public
agency decision-makers and the general public of the significant environmental effects of a project,
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identify possible ways to minimize the significant effects through the use of mitigation measures
or alternatives to the project, and disclose to the public the reasons why a government agency
approved the project if significant environmental effects are involved.

To fulfill the purpose and intent of CEQA, this Draft IS/MND has been prepared to address the
potential adverse environmental impacts associated with the Proposed Project. An IS/MND for a
project subject to CEQA is prepared when an environmental analysis of the project shows that
there is no substantial evidence that the project may have a significant effect on the environment
[CEQA Guidelines §15070(a)]. As discussed in Chapter 3.0 Construction Activities and Schedule

Prior to ground disturbance, the existing 2,300 square-foot single-family residence on site would
be demolished. Debris will be hauled offsite to a local landfill. Grading and clearing of existing
vegetation on site would be completed, totaling approximately 1.888 acres. Approximately 1,565
cubic yards would be cut and backfilled with 4,230 cubic yards of fill. Site preparation would
result in approximately 43,485 square feet of total new/replaced impervious area, a delta of
approximately (+) 40,465 Construction would result in approximately 81,643 square feet of total
disturbed area.

Environmental Checklist, the Proposed Project is not expected to result in any significant adverse
environmental impacts with mitigation and therefore, an IS/MND is the appropriate CEQA
document.

Chapter 2.2.3 Construction Activities and Schedule

Prior to ground disturbance, the existing 2,300 square-foot single-family residence on site would
be demolished. Debris will be hauled offsite to a local landfill. Grading and clearing of existing
vegetation on site would be completed, totaling approximately 1.888 acres. Approximately 1,565
cubic yards would be cut and backfilled with 4,230 cubic yards of fill. Site preparation would
result in approximately 43,485 square feet of total new/replaced impervious area, a delta of
approximately (+) 40,465 Construction would result in approximately 81,643 square feet of total
disturbed area.

Environmental Checklist presents the analysis and discussions for the following areas per the
2022 CEQA guidelines: aesthetics, agricultural/forestry resources, air quality, biological
resources, cultural resources, energy, geology/soils, greenhouse gas (GHG) emissions, hazards
and hazardous materials, hydrology/water quality, land use/planning, mineral resources, noise,
population/housing, public services, recreation, transportation, tribal cultural resources,
utilities/service systems, and wildfires. The Proposed Project was determined not to have the
potential for significant impacts with incorporation of mitigation measures.

1.14 Impact Terminology
The following terminology is used to describe the level of significance of impacts.
 A finding of “no impact” is appropriate if the analysis concludes that the project would not

affect a topic area in any way.
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 An impact is considered “less than significant” if the analysis concludes that it would cause
no substantial adverse change to the environment and requires no mitigation.

 An impact is considered “less than significant with mitigation incorporated” if the analysis
concludes that it would cause no substantial adverse change to the environment with the
inclusion of environmental commitments that have been agreed to by the applicant.

 An impact is considered “potentially significant” if the analysis concludes that it could
have a substantial adverse effect on the environment.

1.15 Document Organization and Contents
This document has been prepared pursuant to CEQA Guidelines Section 15071, which outlines
the required components of a Mitigated Negative Declaration. The report contains the following
Chapters:
 Chapter 1 – Introduction: This chapter provides a brief introduction to the project, findings,

and mitigation measures of the IS/MND. It also provides an overview of CEQA
requirements, and document organization.

 Chapter 2 – Project Description: This chapter describes the Proposed Project and provides
details on the existing site conditions.

 Chapter 3 – Environmental Checklist: This chapter contains the evaluation of the
environmental resource topics as outlined by 2022 CEQA Guidelines Appendix G. Each
resource topic is analyzed to determine whether the Proposed Project would have an
impact. If any of the evaluations results in a finding of an unavoidable and significant
impact, then an Environmental Impact Report (EIR) would be required.

 Chapter 4 – List of Preparers: This chapter identifies the individuals who prepared the
IS/MND.

 Chapter 5 – Appendices: This chapter contains supporting documentation for the
preparation of this IS/MND.

2.0 PROJECT DESCRIPTION
2.1  Existing Site Conditions
The existing site is composed of two adjacent parcels (591-100-27 and 591-100-31) located
adjacent to Plaza Bonita Center Way in the unincorporated community of Bonita. The site is
currently unpaved with landscaping and a 2,300-square foot single family residence on site.

2.1.1 Surrounding Land Use
The site is bordered by residential development to the north and northeast; undeveloped
land to the east; undeveloped land and then residential development to the southeast;
undeveloped land and then Sweetwater Road to the south; and Plaza Bonita Center Way to
the west. The site is abutted to the west by Plaza Bonita Center Way but is separated by a
brick wall and sidewalk. Aerial photos of the project site and the vicinity are included in
Figures 2 and 3.
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2.1.2 Access/Circulation and Parking
There is currently no direct access from the site to Plaza Bonita Center Way via driveway.
A brick wall and sidewalk separate the site from this roadway. A private, paved road
maintains access to this site via Valley Road to the north. Vehicles currently park on
unpaved portions of the site.
2.1.3 Storm Water Protection

There is approximately 3,020square feet of existing impervious area on site. A drainage
canal runs diagonal across the site south of the existing residence. The length of the channel
on-site is approximately 239 linear feet. The drainage that is subject to jurisdiction of
California Department of Fish and Wildlife (CDFW), U.S. Army Corps of Engineers
(USACE), and the Regional Water Quality Control Board (RWQCB).
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Figure 1 – Aerial Vicinity
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Figure 2 – Aerial Photo of Project Site
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Figure 3 – Development Plans
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2.2 Proposed Project
The Valley View Development, LLC (Applicant) proposes the Valley View Development project
(Proposed Project), which would allow for the development of 10 single family residences. The
Applicant proposes to annex this site from the unincorporated community of Bonita into the City
of National City. The two parcels making up the site would then be split into 13 lots and graded
for development. Ten single family residences would be developed on 10 of the lots while the
remaining three lots would be developed with a biofiltration basin for stormwater management,
open space, and a private road connecting the development to Plaza Bonita Center Way as shown
in the development plans in Figure 3.  An HOA will be formed to maintain biofiltration basin,
private road, and open space.
Table 1. Proposed Lots
Lot Number Size (Square Feet) Proposed Use
1 5,017 Single Family Residence
2 5,005 Single Family Residence
3 5,035 Single Family Residence
4 5,065 Single Family Residence
5 5,050 Single Family Residence
6 6,485 Single Family Residence
7 5,979 Single Family Residence
8 5,078 Single Family Residence
9 5,045 Single Family Residence
10 6,667 Single Family Residence
A 20,972 Private Street
B 5,934 Biofiltration Basin
C 6,667 Open Space (Drainage)
Total 106,782

(2.451) acres

2.2.1 Access/Circulation and Parking
The Proposed Project proposes a private street connecting to Plaza Bonita Center Way to the west.
The private street would also connect to Plaza Bonita Center Way; however, it would be gated and
intended only for fire department egress.  A fire department Knox Box will be placed at the gate
for emergency access.

2.2.2 Storm Water Protection
The existing drainage would not be impacted by development and would be located in Lot C. A
biofiltration basin would be installed on Lot B, adjacent to the existing drainage.

2.2.3 Construction Activities and Schedule
Prior to ground disturbance, the existing 2,300 square-foot single-family residence on site would
be demolished. Debris will be hauled offsite to a local landfill. Grading and clearing of existing
vegetation on site would be completed, totaling approximately 1.888 acres. Approximately 1,565
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cubic yards would be cut and backfilled with 4,230 cubic yards of fill. Site preparation would
result in approximately 43,485 square feet of total new/replaced impervious area, a delta of
approximately (+) 40,465 Construction would result in approximately 81,643 square feet of total
disturbed area.

3.0 ENVIRONMENTAL CHECKLIST
The environmental checklist provides a standard evaluation tool to identify a project’s adverse
environmental impacts. This checklist identifies and evaluates potential adverse environmental
impacts that may be created by the Proposed Project.
3.1 General Information

Project Title: Valley View Development

Lead Agency:

National City Community Development
Department – Planning Division
1243 National City Blvd
National City, CA 91950

Contact Person and Phone Number:
Martin Reeder, AICP
Planning Manager
619.336.4313 ❘ mreeder@nationalcityca.gov

Project Location: 3410 Valley Road, Bonita, CA
APN 591-100-27 and 591-100-31

Applicant:
Valley View Development, LLC
2577 University Ave
San Diego, CA 92104

Contact Person and Phone Number:
Laurence Tucker
Work: 619-988-5850
E-mail: Larry@MortgageGoat.com

General Plan Designation: Low Medium Density Residential
Zoning Designation: Small Lot Residential (RS-2)

Description of Project: See Chapter 2

Surrounding Land Uses and Setting:
Single family residential communities and open
space. Plaza Bonita Center Way is located to the
west of the Project site.

Parking and Access Driveway from Plaza Bonita Center Way to cul-
de-sac.

Electric Utility Service San Diego Gas and Electric (SDG&E)
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3.2 Environmental Factors Potentially Affected
The following environmental impact areas have been assessed to determine their potential to be
adversely affected by the Proposed Project. As indicated by the checklist on the following pages,
environmental topics marked with a “” may be adversely affected by the Proposed Project. An
explanation relative to the determination of impacts can be found following the checklist for each
area.

☐ Aesthetics ☐
Agriculture/Forestry
Resources ☐ Air Quality

☒ Biological Resources ☒ Cultural Resources ☐ Energy

☐ Geology/Soils ☐
Greenhouse Gas
Emissions ☐

Hazards and Hazardous
Materials

☒ Hydrology/Water Quality ☐ Land Use/Planning ☐ Mineral Resources

☐ Noise ☐ Population/Housing ☐ Public Services

☐ Recreation ☐ Transportation ☒ Tribal Cultural Resources

☒ Utilities/Service Systems ☐ Wildfire ☐
Mandatory Findings of
Significance
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3.3 Determination
On the basis of this initial evaluation:

☐ I find the proposed project COULD NOT have a significant effect on the
environment, and that 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 significant effects in this case because revisions
in the project have been made by or agreed to by the project proponent. A
MITIGATED NEGATIVE DECLARATION will be prepared.

☐ I find that the proposed project MAY have a significant effect(s) on the
environment, and an ENVIRONMENTAL IMPACT REPORT (EIR) is
required.

☐ I find that the proposed project MAY have a “potentially significant impact” 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. An ENVIRONMENTAL IMPACT REPORT is required, but it
must analyze only the effects that remain to be addressed.

☐ I find that although the proposed project could have a significant effect on the
environment, because all potentially significant effects: 1) have been analyzed
adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to
applicable standards; and 2) have been avoided or mitigated pursuant to that
earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation
measures that are imposed upon the Proposed Project, nothing further is
required.

Signature: Date:

Martin Reeder, AICP
Planning Manager
National City Community Development Department – Planning Division
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3.4 Evaluation of Environmental Impacts
No topical areas on the CEQA environmental checklist were found to have unmitigated impacts
exceeding applicable thresholds of significance with mitigation incorporated. All topics on the
checklist were determined to have Less Than Significant Impacts with Mitigation Incorporated or
No Impacts, as discussed below.

I. Aesthetics

Issues
Potentially
Significant

Impact

Less Than
Significant with

Mitigation
Incorporated

Less Than
Significant

Impact

No
Impact

I. Aesthetics. Except as provided in Public Resources Code Section 21099, would the project:
a) Have a substantial adverse effect
on a scenic vista? ☐ ☐ ☐ ☒

b) Substantially damage scenic
resources, including, but not limited
to, trees, rock outcroppings, and
historic buildings within a state
scenic highway?

☐ ☐ ☐ ☒

c) In nonurbanized areas,
substantially degrade the existing
visual character or quality of public
views of the site and its
surroundings? (Public views are
those that are experienced from
publicly accessible vantage point). If
the project is in an urbanized area,
would the project conflict with
applicable zoning and other
regulations governing scenic
quality?

☐ ☐ ☒ ☐

d) Create a new source of substantial
light or glare which would adversely
affect day or nighttime views in the
area?

☐ ☐ ☒ ☐

a) Have a substantial adverse effect on a scenic vista?

Impact: No Impact
The Project site is located in unincorporated San Diego County within the National City
Sphere of Influence (SOI). The National City General Plan (2011) identifies Gateways as
public spaces with recognizable community identity, high quality appearance and/or
harmony spaces between existing and new uses.  No Gateways were identified within the
vicinity of the project. The project site is located in an existing residential area and does
not include a scenic vista.
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Therefore, the Proposed Project would have no impacts to scenic vistas.
Mitigation Measures: None
b) Substantially damage scenic resources, including, but not limited to, trees, rock

outcroppings, and historic buildings within a state scenic highway?

Impact: No Impact
There are no designated scenic highways or corridors in National City.1 Therefore, the
Proposed Project is not located within a State-designated scenic highway per the Caltrans
California Scenic Highway Program.2

The Proposed Project would have no impact on scenic resources within a state scenic
highway.

Mitigation Measures: None
c) In nonurbanized areas, substantially degrade the existing visual character or quality

of public views of the site and its surroundings? (Public views are those that are
experienced from publicly accessible vantage point.) If the project is in an urbanized
area, would the project conflict with applicable zoning and other regulations governing
scenic quality?

Impact: Less than Significant Impact
The Applicant proposes the annexation of the two subject parcels from the unincorporated
community of Bonita into the City of National City. The current General Plan Land Use
designation of these parcels is Semi-Rural Residential (SR-1), and zoning designation is
Rural Residential (RR)3 . Despite this rural zoning designation by the County, the parcels
under National City jurisdiction that are adjacent to and that surround the Project site are
zoned for Small Lot Residential (RS-2)4, as seen in the aerial for the vicinity (see Error!
Reference source not found.). The Proposed Project proposes also to rezone the site to
Small Lot Residential (RS-2). Under this zoning designation, the Proposed Project would
be subject to the development regulations governing scenic quality in this area, consistent
with neighboring parcels. With rezoning designation of RS-2, the Proposed Project would
be in compliance with local development standards and zoning.5

Therefore, the Proposed Project would have less than significant impacts on conflicts with
applicable zoning and local regulations governing scenic quality.

1 City of National City. 2011. Comprehensive Land Use Update Draft EIR, Aesthetics. https://www.nationalcityca.gov/community/residents/i-
want-to/new-advanced-components/custom-documents-images-calendar/-sortn-EName/-toggle-allpast/-sortd-asc/-folder-467. Accessed January
6, 2023.

2 Caltrans. 2023. California State Scenic Highway System Map.
https://caltrans.maps.arcgis.com/apps/webappviewer/index.html?id=465dfd3d807c46cc8e8057116f1aacaa. Accessed January 6, 2023.

3 San Diego County Countywide General Plan Map. 2023. https://www.sandiegocounty.gov/content/dam/sdc/pds/advance/2017gpclean-
up/Countywide_GPMap.pdf. Accessed January 6, 2023.

4 City of National City. Zoning Map. 2023. https://www.nationalcityca.gov/home/showpublisheddocument?id=23330. Accessed January 6, 2023.
5 City of National City Municipal Code. Title 18. National City Municipal Code – Title 18 Land Use Code (nationalcityca.gov). Accessed
January 10, 2023.
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Mitigation Measures: None
d) Create a new source of substantial light or glare which would adversely affect day or

nighttime views in the area?
Impact: Less than Significant Impact
Existing sources of light and glare in the vicinity of the Proposed Project are similar to
those that would be found in any residential area, including the interior and exterior lights
of buildings, streetlights, vehicle lights, and lighting visible through windows. 6  The
Proposed Project’s sources of light and glare would be consistent with existing sources of
light and glare as a residential project and be in compliance with General Plan policies and
development regulations, including lighting standards for residential developments.7

The Proposed Project would have a less than significant impact on creating a new source
of substantial light or glare, which could adversely affect day or nighttime views in the
area.
Mitigation Measures: None.

6 City of National City. 2011. Comprehensive Land Use Update Draft EIR, Aesthetics. https://www.nationalcityca.gov/community/residents/i-
want-to/new-advanced-components/custom-documents-images-calendar/-sortn-EName/-toggle-allpast/-sortd-asc/-folder-467. Accessed January
6, 2023.

7 City of National City Municipal Code. Title 18. National City Municipal Code – Title 18 Land Use Code (nationalcityca.gov). Accessed
January 10, 2023.
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II. Agriculture and Forestry Resources

Issues
Potentially
Significant

Impact

Less Than
Significant with

Mitigation
Incorporated

Less Than
Significant

Impact

No
Impact

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 and 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:

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
nonagricultural use?

   

b) Conflict with existing zoning for
agricultural use, or a Williamson
Act contract?

   

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))?

   

d) Result in the loss of forest land or
conversion of forest land to non-
forest use?

   

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?
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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?

Impact: No Impact
The Project site is not designated as prime, unique, or important farmland per the
Department of Conservation’s Farmland Mapping and Monitoring Program (FMMP).8 The
Proposed Project would have no impact on conversion of agricultural resources as a
residential development within an area zoned for residential uses.

Mitigation Measures: None
b) Conflict with existing zoning for agricultural use, or a Williamson Act contract?

Impact: No Impact
The Site is not zoned for agricultural uses9 and does not have any existing Williamson Act
contracts.10 Therefore, the Proposed Project would have no impact on conflict with existing
zoning for agricultural use or a Williamson Act contract.

Mitigation Measures: None
c) Conflict with existing zoning for, or cause rezoning of, forestland (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))?

Impact: No Impact
There are no forests or timberlands on the site.11 Therefore, the Proposed Project would
result in no impacts to forestland or timberlands.

Mitigation Measures: None
d) Result in the loss of forest land or conversion of forest land to non-forest use?

Impact: No Impact
There are no forests or timberlands on the site.12 Therefore, the Proposed Project would
result in no impact on the loss or conversion of forestland.
Mitigation Measures: None

8 California Department of Conservation. 2023. Farmland Mapping and Monitoring Program. https://www.conservation.ca.gov/dlrp/fmmp.
Accessed January 6, 2023.

9 California Department of Conservation. 2023.California Important Farmland Finder GIS Map. https://maps.conservation.ca.gov/dlrp/ciff/.
https://maps.conservation.ca.gov/dlrp/ciff/app/ Accessed January 6, 2023.

10 California Department of Conservation. 2023. San Diego County Farmland Data, Williamson Act Enrollment Map.
https://gis.conservation.ca.gov/portal/home/group.html?id=b1494c705cb34d01acf78f4927a75b8f#overview. Accessed January 6, 2023.

11 California Department of Conservation Maps. 2023. DOC Maps: Agriculture. https://maps.conservation.ca.gov/agriculture/. Accessed January
10, 2023.

12 California Department of Conservation Maps. 2023. DOC Maps: Agriculture. https://maps.conservation.ca.gov/agriculture/. Accessed January
10, 2023.
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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?

Impact: No Impact
There are no agricultural lands or forestlands present on the site.13 Therefore, the Proposed
Project would result in no impact to the conversion of farmland or forestland.

Mitigation Measures: None

13 California Department of Conservation Maps. 2023. DOC Maps: Agriculture. https://maps.conservation.ca.gov/agriculture/. Accessed January
10, 2023.
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III. Air Quality
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Potentially
Significant
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III. Air Quality. Where available, the significance criteria established by the applicable air
quality management district or air pollution control district may be relied upon to make the
following determinations. Would the project:
a) Conflict with or obstruct
implementation of the applicable
air quality plan?

☐ ☐ ☒ ☐

b) 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?

☐ ☐ ☒ ☐

c) Expose sensitive receptors to
substantial pollutant
concentrations?

☐ ☐ ☒ ☐

d) Result in other emissions (such
as those leading to odors)
adversely affecting a substantial
number of people?

☐ ☐ ☒ ☐

Discussion
The Project site is located within the San Diego Air Basin (SDAB), which is governed by
the San Diego Air Pollution Control District (SDAPCD). The SDAPCD develops and
administers local regulations for stationary air pollutant sources within the SDAB, and also
develops plans and programs to meet attainment requirements for both federal and state
ambient air quality standards (National Ambient Air Quality Standards [NAAQS] and
California Ambient Air Quality Standards [CAAQS], respectively). The SDAPCD and the
San Diego Association of Governments (SANDAG) are responsible for developing and
implementing the clean air plan for attainment and maintenance of the Ambient Air Quality
Standards (AAQS) in the SDAB. The current regional air quality plan for San Diego
County is SDAPCD’s 2020 Plan for Attaining the National Ambient Air Quality Standards
for Ozone in San Diego County.14 The Attainment Plan, which would be a revision to the
state implementation plan (SIP), outlines SDAPCD’s plan and control measures designed
to attain the NAAQS for ozone. These plans accommodate emissions from all sources,

14 County of San Diego Air Pollution Control District (ACPD). 2020. Plan for Attaining the National Ambient Air Quality Standards for Ozone in
San Diego County. https://www.sdapcd.org/content/dam/sdapcd/documents/grants/planning/Att%20A%20(Attainment%20Plan)_ws.pdf.
Accessed January 30, 2023.
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including natural sources, through implementation of control measures, where feasible, on
stationary sources to attain the standards. Mobile sources are regulated by the U.S.
Environmental Protection Agency (USEPA) and California Air Resources Board (CARB),
and the emissions and reduction strategies related to mobile sources are considered in the
Attainment Plan and SIP.
Project Emissions Estimation
The Proposed Project operational emissions analysis was performed using the California
Emissions Estimator Model® (CalEEMod) version 2020.4.0. CalEEMod is the official
statewide land use computer model designed to provide a uniform platform for estimating
potential criteria pollutant and GHG emissions associated with land use projects under
CEQA. The model quantifies direct emissions from mobile equipment and vehicle use, as
well as indirect emissions, such as GHG emissions from energy use, solid waste disposal,
vegetation planting and/or removal, and water use. The mobile source emission factors
used in the model – published by the California Air Resources Board (CARB) – include
the Pavley standards and Low Carbon Fuel Standard. The model also identifies project
design features, regulatory measures, and available mitigation measures to reduce criteria
pollutant and GHG emissions along with calculating the benefits achieved from the
selected measures. As the official assessment methodology for land use projects in
California, CalEEMod was relied upon for construction and operational emissions
quantification, which forms the basis for the impact analysis.
To capture the most conservative total possible emissions from the Proposed Project,
assumptions were inputted and modelled (i.e., assuming full construction and operations).
The Proposed Project area for CalEEMod input included 1.26 acres categorized as single-
family residential land use type, 0.48 acres categorized as parking other asphalt surface
land use type, and 0.29 acres categorized as user defined recreational land use type. This
size metric of 2.03 acres was used to compute both construction and operational truck trip
rates and vehicle miles traveled (VMT), along with estimated electric power usage.
Construction assumptions are included in Appendix C.1, but generally covers activities
within demolition and its associated vehicle trips.
Criteria Pollutants from Project Activities
The use of gasoline or diesel fueled equipment and vehicles causes emissions of the criteria
pollutants nitrogen oxides (NOx), reactive organic gases (ROGs), carbon monoxide (CO),
sulfur oxides (SOx), and 10- and 2.5-micron particulate matter (PM10 / PM2.5). Diesel
engines also emit diesel particulate matter (DPM) in the form of PM10. Use of architectural
coatings (paints) and other materials such as sealants may also emit ROGs.
Results of Construction Criteria Emissions Analyses
Estimated construction emissions from on-road vehicles, clearing/grubbing, demolition of
the existing residence, grading, etc. were calculated using CalEEMod, and the CalEEMod
outputs are provided in Appendix C.1.  Table 2 shows criteria pollutant construction
emissions and evaluates these emissions against SDAPCD significance thresholds. For
construction activities, the following CalEEMod input variable was calculated:
 5-month construction schedule (August 2023 through December 2023).
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As shown in Table 2, unmitigated emissions of criteria pollutants from Project construction
are below applicable SDAPCD significance thresholds, i.e., Less Than Significant.

Table 2. Construction Emissions Summary and Significance Evaluation

Pollutant
Construction

Threshold
(tons/year)

Proposed Facility
(tons/year)

Exceeds
Threshold?

Nox 40 0.61 No
VOC 15 0.51 No
PM10 15 0.061 No
PM2.5 -- 0.039 No
SOx 40 1.28E-0.3 No
CO 100 0.65 No
Sources: CalEEMod version 2020.4.0,
Notes:
Tons per year are annual emissions for planned land use.
PM10/PM2.5 comprises fugitive dust plus engine exhaust.

Results of Operational Criteria Emissions Analyses
Estimated operational emissions from vehicular trips, electricity, and natural gas
consumption were calculated using CalEEMod (CalEEMod outputs are provided in
Appendix C.1.  Table 3 shows unmitigated criteria pollutant operational emissions and
evaluates these emissions against SDAPCD significance thresholds. For operations, the
following CalEEMod input variables were calculated:
Table 3. Operational Emissions Summary and Significance Evaluation

Pollutant
Operation
Threshold
(tons/year)

Proposed Facility
(tons/year)

Exceeds
Threshold?

Nox 40 0.20 No
VOC 15 6.5 No
PM10 15 1.2 No
PM2.5 -- 1.1 No
SOx 40 0.15 No
CO 100 8.5 No
Sources: CalEEMod version 2020.4.0.
Notes:
Tons per year are annual emissions for planned land use.
PM10/PM2.5 comprises fugitive dust plus engine exhaust.

Discussion:
a) Conflict with or obstruct implementation of the applicable air quality plan?

Impact: Less Than Significant Impact
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The SDAPCD is required, pursuant to the federal Clean Air Act (CAA), to reduce
emissions of criteria pollutants for which the SDAB is in nonattainment. Strategies to
achieve these emissions reductions are developed in the Attainment Plan and SIP, prepared
by the SDAPCD for the region. Criteria pollutants of primary concern include ozone,
carbon monoxide (CO), nitrogen dioxide (NO2), particulate matter (including both
respirable particulate matter 10 microns or less in diameter [PM10] and fine particulate
matter 2.5 microns or less in diameter [PM2.5]), sulfur dioxide (SO2), and lead.  Table 4
identifies federal and state designations of attainment for each criteria pollutant.

Table 4 – SDACPD Attainment Designations

Criteria Pollutant Attainment Status
Federal State

Ozone (8-Hour) Nonattainment Nonattainment
Ozone (1-Hour) Attainment1 Nonattainment
Carbon Monoxide Attainment Attainment
PM10 Unclassifiable2 Nonattainment
PM2.5 Attainment Nonattainment3

Nitrogen Dioxide Attainment Attainment
Sulfur Dioxide Attainment Attainment
Lead Attainment Attainment
Sulfates No Federal Standard Attainment
Hydrogen Sulfide No Federal Standard Unclassified
Visibility No Federal Standard Unclassified
Source: San Diego Air Pollution Control District (SDACPD). Attainment Status.
https://www.sdapcd.org/content/sdapcd/planning/attainment-status.html. Accessed January 30, 2023
1 The federal 1-hour standard of 12 pphm was in effect from 1979 through June 15, 2005. The revoked standard is
referenced here because it was employed for such a long period and because this benchmark is addressed in State
Implementation Plans.
2 At the time of designation, if the available data does not support a designation of attainment or nonattainment, the
area is designated as unclassifiable.
3 The California Air Resources Board (CARB) has not reclassified the region to attainment yet due to (1) incomplete
data, and (2) the use of non-California Approved Samplers (CAS). While data collected does meet the requirements
for designation of attainment with federal PM2.5 standards, the data completeness requirements for state PM2.5
standards substantially exceed federal requirements and mandates and have historically not been feasible for most
air districts to adhere to given local resources. APCD has begun replacing most regional filter based PM2.5 monitors
as they reach the end of their useful life with continuous PM2.5 air monitors to ensure collected data meets stringent
completeness requirements in the future. APCD anticipates these new monitors will be approved as “CAS” monitors
once CARB review the list of approved monitors, which has not been updated since 2013.

Locally, the county of San Diego has generated a Regional Air Quality Strategy (RAQS)
to maintain air quality standards by identifying methods of reducing stationary emissions
with projected growth.  According to RAQs, future projects that are consistent with Land
Use designations and within growth models are therefore consistent with San Diego
Regional Air Quality Plan. The annexation of the Project into National City would require
rezoning designated as Small Lot Residential (RS-2).  However, upon compliance review,
the proposed project will comply with National City General Plan land use for the area and
therefore would comply with Land Use designations.
Therefore, the Proposed Project would not conflict with or obstruct implementation of the
applicable air quality plan, and the overall impact would be less than significant.
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Mitigation Measures: None
b) 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?

Impact: Less Than Significant Impact
During construction, actions that could potentially increase criteria pollutants could include
ozone, from generation of volatile organic compounds from a variety of sources including
solvents, combustion of fuels, and pesticides as well as particulate matter from fugitive
dust and exhaust emissions during the construction phase would be localized and
temporary over the course of approximately 5 months. Operation of the project consists of
residential occupancy of the site. Emissions during occupancy could source from
combustion of natural gas for water heating, consumer products for cleaning, cosmetics or
aerosols, landscaping with non-electric machinery and maintenance of the structures. As
shown in Table 2 and 3, Construction and occupancy emissions would not exceed
screening level thresholds for any criteria pollutants. Cumulatively, if projects are
consistent with federal, state and local air quality plans, then emissions would be below
screening-level criteria. Therefore, the project emissions impacts associated with a
cumulative net increase of criteria pollutants are less than significant.

Mitigation Measures: None
c) Expose sensitive receptors to substantial pollutant concentrations?

Impact: Less Than Significant Impact
Sensitive receptors included in this discussion include schools, hospitals, day-care centers,
residences, resident care facilities or any other facilities with health conditions that could
adversely impact with declines to air quality. Sensitive receptors identified within 0.5-mile
radius of the project site include residences directly adjacent and in the general vicinity.
During construction, the project would generate temporary emissions, in the vicinity of
sensitive receptors. Diesel particulate matter is considered a primary toxic air contaminant
of concern and is anticipated to be generated from construction activities that will require
heavy equipment. However, reducing emissions would be accomplished by complying
with City of National City Grading Ordinance and SDAPCD Rule 55.15  The project would
be confined to a 5-month construction schedule and would therefore have less than
significant impacts.

Mitigation Measures: None
d) Result in other emissions (such as those leading to odors) adversely affecting a

substantial number of people?
Impact: Less Than Significant Impact

15 San Diego County Air Pollution Control District (SDAPCD). 2023. Rule 55 – Fugitive Dust Control.
https://www.sdapcd.org/content/dam/sdapcd/documents/rules/current-rules/Rule-55.pdf. Accessed May 9, 2023.
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Exhaust from heavy machinery use and solvent use during construction would generate
odors. However, construction-related odors would be temporary and would not persist
upon project completion. Therefore, impacts are less than significant.
Mitigation Measures: None
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IV. Biological Resources
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IV. Biological Resources. Would the project:
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 Wildlife or
U.S. Fish and Wildlife Service?

☐ ☒ ☐ ☐

b) Have a substantial adverse effect on
any riparian habitat or other sensitive
natural community identified in local
or regional plans, policies, regulations
or by the California Department of
Fish and Wildlife or U.S. Fish and
Wildlife Service?

☐ ☒ ☐ ☐

c) Have a substantial adverse effect on
state or federally protected wetlands
(including, but not limited to, marsh,
vernal pool, coastal, etc.) through
direct removal, filling, hydrological
interruption, or other means?

☐ ☒ ☐ ☐

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?

☐ ☐ ☒ ☐

e) Conflict with any local policies or
ordinances protecting biological
resources, such as a tree preservation
policy or ordinance?

☐ ☐ ☒ ☐
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Issues
Potentially
Significant

Impact

Less Than
Significant with
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Less Than
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No
Impact

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?

☐ ☐ ☒ ☐

Methodology
The Biological Resource Letter Report for the Valley View Project, prepared by Athena
Consulting, was used to identify and address potential impacts to sensitive biological resources.
Athena Consulting conducted literature review consisting review of the following:

 Rare and special-status plant and animal species were determined by reviewing California
Natural Diversity and Data Base (CNDDB) records USGS 7.5’ quadrangle (National City)
and surrounding quadrangles (La Jolla, La Mesa, El Cajon, Point Loma, Jamul Mountains,
Imperial Beach, Otay Mesa)

 Plant and animal occurrence data from the CNDDB, California Native Plant Society
(CNPS), Jepson Flora Project managed by UC Berkely and San Diego Natural History
Museum (SDNHM) publications including Amphibian and Reptile Atlas, San Diego
County Bird Atlas and San Diego Plant Species in the SDNHM Herbarium Collection

 Recent and historical aerial photographs of the site and surrounding areas

 Soil maps and descriptions from the Web Soil Survey database managed by the United
States Department of Agriculture and Soil Survey, San Diego Area California

In addition to the literature review, two surveys were conducted on January 24 and September 16,
2022, to assess general biological resources, such as vegetation, land cover classification, wildlife
observations, and jurisdictional waters of the site.  Methodology of biological surveys is included
in the Biological Resource Letter Report for the Valley View Project attached in Appendix C.2.

Existing Conditions
Vegetation and Land Cover
The Proposed Project is located on a partially developed set of parcels that currently has a paved
driveway, house, and yard. A drainage channel is located towards the southern end of the Project
site. A large California pepper tree and olive trees are present on site.
Figure 4 maps the six vegetation and land cover categories identified on the site.  These land cover
categories include the following:

 Developed Land – 0.19 acres and includes “Areas that have been constructed upon or
otherwise physically altered to an extent that native vegetation is no longer supported.
Developed land is characterized by permanent or semi-permanent structures, pavement or
hardscape, and landscaped areas that often require irrigation. Areas where no natural land
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is evident due to large amounts of debris or other materials being placed upon it may also
be considered Urban/Developed (e.g., car recycling plant, quarry).” (Oberbauer et al.
2008).  The land cover category has very low value for wildlife and special-status species.

 Disturbed Land – 1.24 acres on site that has “Areas that have been physically disturbed
(by previous legal human activity) and are no longer recognizable as a native or
naturalized vegetation association but continues to retain a soil substrate. Typically,
vegetation, if present, is nearly exclusively composed of nonnative plant species such as
ornamentals or ruderal exotic species that take advantage of disturbance or shows signs
of past or present animal usage that removes any capability of providing viable natural
habitat for uses other than dispersal.  This land cover category has moderate value for
wildlife or special-status species.

 Non-native Vegetation – 0.62 acres on site is characterized of having predominately non-
native species that was either introduced or established through human action.
Observations from the site survey indicate that this area is not artificially irrigated but
receive water from runoff or precipitation.

 Eucalyptus Woodland – 0.23 acres on site has single-species eucalyptus thickets with
scattered trees and well-developed shrub understory.  Vegetation cover in this land class
includes non-native species such as ripgut grass (Bromus diandrus), petty spurge
(Euphorbia peplus), and dwarf nettle.  This land cover category has low to moderate value
for wildlife or special-status species.

 Southern Willow Scrub – 0.12 acres on site is characterized as sandy, gravelly or rocky
fringe with waters or flood channels that have 10% or less vegetation year around.
Vegetation found in this land cover include giant reed (Arundo donax), sea-fig or freeway
iceplant (Carpobrotus sp.), smilo grass (Stipa miliacea var. miliacea), tamarisk (Tamarix
sp.), and Mexican fan palm (Washingtonia robusta).  Water lines are variable.

 Non-vegetated Channel – 0.05 acres on site is characterized as dense, broad-leafed, winter
deciduous riparian thicket that includes consists of one black willow and two arroyo
willows (Salix lasiolepis), with an understory of horseweed (Erigeron canadensis), castor
bean (Ricinus communis), dock (Rumex sp.), and smilo grass.
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Figure 4. Vegetation and Land Cover

Special Status Species
A list of all potential special-status species that could occur at the Project site is located in
Appendix C.2.  The only sensitive special status species to have a high potential to occur on site
is the Cooper’s hawk (Accipiter cooperi). The Cooper’s hawk is found in open riparian, oak,
eucalyptus woodland, open forested areas and has a high tolerance for urbanization. Breeding,
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typically from March to mid-June, occurs in trees and lowland foothill canyons and urban areas.
No special-status species were observed during the biological surveys.
Raptors are also protected under California Fish and Game Code Section 3503.5. Bird nests and
eggs are protected under the California Fish and Game Code Section 3503 and migratory birds,
and their nests are protected under the federal Migratory Bird Treaty Act. The site has suitable
habitat for foraging and nesting for raptors, non-game birds and migratory birds.

Waters of the US and Wetlands
A Water Resources Delineation Report was also prepared by Athena to delineate wetlands
jurisdictional to the US Army Corps of Engineers (USACE), California Department of Fish and
Wildlife (CDFW) and the State Resources Control Board as presented by its Regional Water
Quality Control Board (RWQCB) (Appendix C.3). Methods include a desktop survey utilizing
satellite imagery, US Geological Survey 7.5-minute topographic maps, the National
Hydrography Dataset (NHD) and the National Wetland Inventory (NWI as well as a field
component to identify the potential three different jurisdictional boundaries based on field
indicators. The Project site has a drainage channel located on the southern edge of the parcel.
The drainage channel is under CDFW, USACE and State Water Resources Control Board
jurisdiction and is mapped in Figure 5. USACE’s jurisdiction was measured using the Ordinary
High-Water Mark (OHWM) outer limit, which was observed to be 0.08 acres of non-wetland
waters.

The top of bank and outer edge of riparian vegetation was used to map CDFW jurisdiction. The
jurisdictional delineation reported that CDFW jurisdictional area includes 0.05 riparian
vegetation and 0.16 acres of steamed totaling 0.21 acres.

Approximately 0.19 acres of non-wetland water is under the jurisdiction of the RWQCB Waters
of the state is a combination of the area within top of bank and portion of CDFW riparian
vegetation.
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Figure 5 – USACE, CDFW and RWQCB Jurisdictional Features

Discussion

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
Wildlife or U.S. Fish and Wildlife Service?

Impact: Less Than Significant with Mitigation Incorporated
The only sensitive special status species to have a high potential to occur on site is the
Cooper’s hawk (Accipiter cooperi). The Cooper’s hawk is found in open riparian, oak,
eucalyptus woodland, open forested areas and has a high tolerance for urbanization.
Approximately 0.14 acres of eucalyptus woodland will be impacted during vegetation
grubbing during construction. The eucalyptus woodland land cover has low to moderate
habitat value for sensitive or special status species. Eucalyptus woodland is characterized
as a Tier IV land within the San Diego Multiple Species Conservation Program (MSCP)
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Plan, and under Ordinance No. 10039, which does not require mitigation.16,17 Impacts to
this habitat type are not significant and would not result in impacts on Cooper’s hawk.
In addition, although not identified as candidate, sensitive, or special status species, the
Proposed Project also has suitable habitat for foraging and nesting for raptors, non-game
birds and migratory birds. Removal of vegetation and noise during construction could
result in impacts to nesting birds. Mitigation Measure BIO-1 addresses potential impacts
to nesting birds on the project site. With implementation of MM-BIO-1, the Proposed
Project would result in Less Than Significant Impacts with Mitigation Incorporated.

Mitigation Measures:
BIO-1: Pre-construction Avian Survey. If construction occurs within the avian breeding
season of February 1 through August 31, a qualitied Biologist shall conduct a pre-
construction avian nesting survey no more than 3 days prior to the start of construction or
grubbing.  The pre-construction avian survey shall be conducted with a 300-foot buffer of
all areas of disturbance.  If the survey finds that there is no nesting activity within the area
of potential disturbance, clearing and grading activities shall be allowed to proceed. If the
survey finds an active nest, then clearing and grading shall not occur within 300 feet of the
active nest until nesting activity has been determined complete by the qualified biologist.
b) Have a substantial adverse effect on any riparian habitat or other sensitive natural

community identified in local or regional plans, policies, regulations or by the
California Department of Fish and Wildlife [CDFW] or U.S. Fish and Wildlife Service
[USFWS]?

Impact: Less Than Significant with Mitigation Incorporated

Table 2 Existing Land Cover and Impacted Areas

Vegetation/Land Cover
(acres)

Existing
on Site
(Acres)

Impacts
Neutral*
(Acres)

Impacted
On-Site

(Acres)

Impacted
Offsite
(Acres)

Mitigation
Ratio

(Acres)

Mitigation
Required
(Acres)

Developed Land 0.19 0.00 0.19 0.03 - 0

Disturbed Land 1.24 0.15 1.09 0.00 - 0

Eucalyptus Woodland 0.23 0.14 0.09 0.00 - 0

Non-native Vegetation 0.62 0.11 0.51 0.00 - 0

16 County of San Diego. 1997. Multiple Species Conservation Program – County of San Diego Subarea Plan.
https://www.sandiegocounty.gov/content/dam/sdc/pds/mscp/docs/SCMSCP/MSCP_County_Subarea_Plan.pdf
Accessed January 27, 2023.

17 County of San Diego. 2023. Ordinance No 10039 (N.S) –An Ordinance Amending Chapter 5 of Division 6 of Title 8 of the San Diego County
Code Relating to the Biological Mitigation Ordinance. https://www.sandiegocounty.gov/content/dam/sdc/cob/ordinances/ord10039.doc
 Accessed January 27, 2023.
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Non-vegetated Channel 0.12 0.12 0.00 0.00 ≥2:1 0

Southern Willow Scrub 0.05 0.05 0.00 0.00 ≥2:1 0

TOTAL 2.45 0.57 1.88 0.03 0

Source: Athena Consulting, Valley View Development Project Biological Resource Letter Report, October 2022
*Impact Neutral applies to the drainage channel, which must be avoided, and the unusable strip of land along the
southern edge of the drainage.

Direct impacts to Developed Land, Disturbed Land, Eucalyptus Woodland, and Non-native
Vegetation are not significant and do not require mitigation, as shown in Table 2.
The two sensitive land cover categories, Non-vegetated Channel and Southern Willow
Scrub would not be impacted by the Proposed Project.
The drainage channel on site has riparian and non-wetlands under the jurisdiction of CDFW
and USFWS, as shown in Figure 5. The drainage channel is characterized as Non-vegetated
Channel, with gravelly or rocky fringe with waters or flood channels that have 10% or less
vegetation year around. Vegetation found in this land cover include giant reed (Arundo
donax), sea-fig or freeway iceplant (Carpobrotus sp.), smilo grass (Stipa miliacea var.
miliacea), tamarisk (Tamarix sp.), and Mexican fan palm (Washingtonia robusta). This
land cover is characterized as high value, for it can be a water supply for wildlife and water-
dependent plants.
No construction would occur within the drainage channel; however, during construction,
it could be indirectly impacted from sediment or contaminant runoff during construction.
The implementation of Best Management Practices (BMP), as identified by a Storm Water
Quality Management Plan (SWQMP), would reduce indirect impacts. BMPs and the
(SWPPP) would specifically include mandatory measures to prevent any movement of
water, soils, or any material from the construction area into the drainage channel or off-site
areas. These BMPs may include installation of silt fence and protective fencing between
the drainage jurisdictional limits and ground disturbance during grading and construction
and use of biofiltration basins to catch site runoff. All applicable construction BMPs and
non-storm water discharge BMPs shall be implemented in accordance with City of
National City minimum BMP requirements as included in the Municipal Code and
Jurisdictional Runoff Management Program (JRMP). Drainage channels are also protected
under National City General Plan Policy OS-2.2, which states:

Preserve the ecological integrity of creek corridors, canals, and drainage ditches that
support riparian resources by working with California Department of Fish and Game
to establish a plant palette that is satisfactory and providing for up to 100-foot buffers
that protect against development impacts but allow for existing uses and limited future
recreational uses.

Mitigation Measure BIO-2 has been identified to comply with National City General Plan
Policy OS-2.2 and to reduce indirect impacts to the drainage from construction activities.
After construction, indirect impacts to state jurisdictional non-wetland and wetland
features could occur including trespassing, deposition of trash and removal of vegetation
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for brush management during the breeding season. MM-BIO-3 would address indirect
impacts from encroachment of residents by establishing a permanent open space easement
on Open Space Lot C (the drainage area). The open space easement would prescribe the
on-going maintenance responsibilities for the area within the drainage.
Therefore, the Proposed Project would result in Less Than Significant Impacts with
Mitigation Incorporated.

Mitigation Measures:
BIO-2: Construction Fencing The drainage shall be protected from direct and indirect
impacts by providing a physical barrier between clearing, grading, and construction.

 A temporary silt fence shall be installed along the southern edge of Proposed
Project impacts prior to clearing and grading.

BIO-3: Permanent Open Space Easement
A permanent open easement shall be recorded over the on-site drainage channel (Open
Space Lot C on the Tentative Map) and shall include the following provisions.

 The open easement area shall be permanently fenced with a three-foot split-rail
fence to discourage entry into the drainage.

 Maintenance of the area, including brush management for wildfires and removal of
trash and debris, would be the responsibility of the homeowners’ association
(HOA) and shall be reflected in the Covenants, Conditions and Restrictions
(CC&Rs) for the property.

 No vegetative removal within the drainage shall occur during the breeding season
without prior consultation of a biologist.

 The area shall be kept free of trash and debris at all times.

c) Have a substantial adverse effect on state or federally protected wetlands (including,
but not limited to, marsh, vernal pool, coastal, etc.) through direct removal, filling,
hydrological interruption, or other means?

Impact: Less Than Significant Impacts with Mitigation Incorporated
There are jurisdictional federal non-wetland and wetland features present on the subject
property.  No construction, removal of federal or state riparian or wetland habitat, or filling
will be required from the Proposed Project. Direct impacts would not result from
construction of the project because all development would be located outside the channel.
However, indirect impacts during construction and operation, as described above in section
b, can occur.  Mitigation measures MM-BIO-2 and MM-BIO-3 have been identified to
reduce indirect impacts to construction and operation.
Therefore, the Proposed Project would result in Less Than Significant Impacts with
Mitigation Incorporated.
No Impacts.
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Mitigation Measures:
BIO-2 Construction Fencing

BIO-3: Permanent Open Space Easement
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?

Impact: No Impact
The Project site is located in a residential area that is mostly developed and therefore could
not serve as a wildlife corridor. The drainage channel could serve as a potential wildlife
corridor; however, it does not provide connections to large and undisturbed blocks of
habitat.  The existing disturbed and developed conditions of the Project site also make it a
poor candidate for a wildlife nursery.  Therefore, there would be no impact to wildlife
corridors and wildlife nurseries.
Mitigation Measures: None
e) Conflict with any local policies or ordinances protecting biological resources, such as

a tree preservation policy or ordinance?

Impact: Less than Significant Impact
Ordinances regarding tree preservation on private property for National City are outlined
in Chapter 18.44 in the National City Urban Forest Management Plan18. Per the section
18.44.120 Tree Preservation, “All trees over eight inches caliper shall be identified on the
site plan and landscape plan with notations of trees to be preserved and trees to be
removed”.
A large California pepper tree and olive trees are present on site. It is anticipated that all
tress within the development area will be removed. Upon approval of the application, a
landscaping plan will be submitted as part of the site plan review and will include all the
requirements outlined in Landscaping Plan Ordinance 18.44.040. By conforming with
local tree ordinance policies, the Proposed Project will have less than significant impact.
For trees within the open space easement, the applicant shall comply with tree preservation
requirements in Section 18.44.120 of the National City Code and will include the following
items:

1. All native trees within the OSE area shall be protected during construction
through the use of construction fencing at or beyond the drip line of the tree or
trees to be preserved, and/or silt fence and construction fence at or beyond the
limit of the area to be preserved.

2. To protect and encourage the continued health and vitality of the preserved trees,
the ground within the drip line shall be kept in a natural state. Storage of soils,
construction equipment or other materials during or after construction within the
tree dripline is prohibited.

18 National City. 2019. Draft National City Urban Forest Management Plan.
https://www.nationalcityca.gov/home/showpublisheddocument?id=24995. Accessed January 19, 2023.
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3. If non-native trees growing within the OSE area are to be removed in the future
for purposes of riparian habitat enhancement, such removal must be done under
supervision of a qualified biologist and after determining whether permits are
required from the water resource regulatory agencies (USACE, CDFW, and
RWQCB).

Mitigation Measures: None
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?

Impact: Less than Significant Impact
The Proposed Project is currently within the boundaries of unincorporated San Diego
County, which is under coverage of the South County Plan of the Multiple Species
Conservation Program (MSCP). Section 9.19 of the March 1998 MSCP Implementing
Agreement (Implementing Agreement)19  addresses annexation of lands and states the
following:

To the extent permitted by law, the County [County of San Diego] shall enforce
the terms of the Take Authorization, Subarea Plan and this Agreement as to all
persons or entities subject to its jurisdiction in the event of the de-annexation of a
parcel of land located within another Jurisdiction. In all other cases, the Take
Authorization shall not apply to any de-annexed lands unless and until the Take
Authorization, the Subarea Plan and, if appropriate, this Agreement are amended
to include the de-annexed lands.  In the event land within the County’s jurisdiction
is annexed to another jurisdiction, an agreement shall be reached between the
County, the annexing jurisdiction, USFWS, and CDFG, as part of the annexation
process, to ensure that any development of the annexed lands proceeds in
accordance with the conservation goals of the MSCP (and, if the annexing
jurisdiction is a Participating Local Jurisdiction, the goals of the Jurisdiction’s
Subarea Plan) and sets forth the resulting responsibilities pursuant to the MSCP
for ongoing maintenance and enforcement of the terms of this agreement and the
MSCP as it relates to the annexed land. Amendment of the Annexing jurisdiction’s
Take Authorization may be required in certain instances.

Therefore, as part of the annexation process, National City shall conduct a MSCP
consistency review agreement with San Diego County, USFWS, and CDFW to identify
resulting responsibilities, ongoing maintenance and enforcement of the Implementing
Agreement.  Upon MSCP consistency review agreement approval, no conflicts will occur
to MSCP and therefore there would be less than significant impacts.

Mitigation Measures: None

19 San Diego County. 2023. Multiple Species Conservation Programs - South County Plan.
https://www.sandiegocounty.gov/content/sdc/pds/mscp/sc/docsmaps.html#docs. Accessed January 19, 2023.
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V. Cultural Resources

Issues
Potentially
Significant

Impact

Less Than
Significant with

Mitigation
Incorporated

Less Than
Significant

Impact

No
Impact

V. Cultural Resources. Would the project:
a) Cause a substantial adverse
change in the significance of a
historical resource pursuant to
§15064.5?

☐ ☐ ☐ ☒

b) Cause a substantial adverse
change in the significance of
an archaeological resource
pursuant to §15064.5?

☐ ☒ ☐ ☐

c) Disturb any human remains,
including those interred outside
of dedicated cemeteries?

☐ ☐ ☒ ☐

Methodology
The Cultural Resources Survey for the Valley View Development Project, prepared by
Laguna Mountain Environmental, Inc. was used determine if significant cultural resources
were present within the project area to determine impacts (Appendix C.4).  The
archaeological survey consisted of a records search and field survey.
Records Search
A records and literature search for the Proposed Project was conducted at the South Coastal
Information Center (SCIC) at San Diego State University (See Appendix C.4). The records
search included a one-mile radius of the Project site to provide background on the types of
sites that would be expected in the region. The search indicated that the Project site has not
previously been surveyed but only cursorily inspected for a cell tower placement project.
At least 49 previous cultural investigations have been documented within one mile of the
Proposed Project. As a result of these studies, 28 cultural resources have been identified
within a one-mile radius or the Project site, but none within the Project site itself.  All but
three of these are historic resources. The historic resources include 12 residences, a
memorial park and associated buildings and cemetery, a commercial building, a club house,
a bridge, an irrigation dam, a water guzzler, and an olive tree.  The three prehistoric
resources consist of a lithic and shell scatter, a shell scatter, and an isolated stone flake.

Field Survey
A field survey of the Project site was conducted on September 12, 2022, under the direction
of a Project Archaeologist, accompanied by a Native American monitor. The entire Project
site was surveyed in 5 to 10-meter transect intervals. Special attention was given to soil
exposures. No prehistoric cultural resources were observed within the Project site.  Surface
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visibility was good, averaging approximately 70 percent. The cultural resources study
noted that the Project site includes alluvial soil deposits where cultural resources could be
buried.
a) Cause substantial adverse change in the significance of a historical resource pursuant

to §15064.5?
Impact: No Impact
As stated above, the records and literature search of the project included a one-mile radius
resulting in 28 cultural resources, with 25 of these categorized as historic resources. The
records and literature search indicated that no historic structures appear within the Project
site on early maps and aerial photographs. As summarized from field reconnaissance
conducted in the cultural survey, areas appear to have been mechanically leveled in the
past with a lack of surface historic or prehistoric material, indicating that no cultural
resources are likely present in the project area. The Proposed Project would develop within
the boundaries of the two lots. Therefore, the Proposed Project would have no impact on
the significance of a historical resource.
Mitigation Measures: None
b) Cause substantial adverse change in the significance of an archaeological resource

pursuant to §15064.5?

Impact: Less than Significant Impact with Mitigation Incorporated
Although no known archaeological sites or resources are known to be located at the Project
site per the cultural resource survey, alluvial soil deposits underlie the Project site, where
unknown pre-historic and historic cultural resources could be buried. Therefore, project
construction has the potential to result in impacts to unknown sub-surface resources.
Archaeological and Native American construction monitoring is required during all earth
disturbing activities (MM-CUL-1). 20  In the event of an unanticipated discovery of
archaeological resources during construction, construction should stop on the site until a
qualified archaeologist can survey the resource and determine potential impacts and
necessary preservation measures (MM-CUL-2).
Therefore, the Proposed Project would have less than significant impacts with mitigation
incorporated on the significance of an archeological resource.

Mitigation Measures:
CUL-1 Archaeological and/or Native American Monitoring. A qualified archaeological
and/or Native American monitor shall be present during construction activities that involve
subsurface grading and/or excavation involving the disturbance of native soils more than
3 feet in depth. The monitor(s) would ensure that unanticipated finds are not damaged or
destroyed.
CUL-2 Unanticipated Discovery of Archaeological Resources. In the event of an
unanticipated discovery of archaeological resources during construction, construction
should stop on the site until a qualified archaeologist can survey the resource and determine

20 Laguna Mountain Environmental, Inc. 2022. Cultural Resource Survey for the Valley View Development Project, Bonita, San Diego County,
California.
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potential impacts and necessary preservation measures. Any archaeological resources that
are found would be identified, adequately documented in the field, and/or preserved, as
recommended by a qualified archaeologist.
c) Disturb any human remains, including those interred outside of dedicated cemeteries?

Impact: Less than Significant Impact
The Proposed Project is not located on or near any known burial sites. Per the cultural
resource survey, the Project site includes alluvial soil deposits, where unknown pre-historic
and historic cultural resources could be buried, including a potential for unknown human
remains.21 Archaeological and Native American construction monitoring is recommended
during ground disturbance activities (MM-CUL-1 and MM-CUL-2).
In the unlikely event that human remains are discovered during ground disturbance, the
provisions set forth in Public Resource Code (PRC) section 5097.98 and State Health and
Safety Code section 7050.5 would be implemented in consultation with the assigned
Most Likely Descendant, as identified by the California Native American Heritage
Commission (NAHC). No further construction activities would be permitted until the
coroner is contacted, as well as any applicable Native American tribes. The City is
required to comply with the California Native American Graves Protection and
Repatriation Act (2001), the federal Native American Graves Protection and Repatriation
Act (1990), and AB 52 early consultation requirements. As regulations are in place to
treat any inadvertent uncovering of human remains during grading, impacts to human
remains would be less than significant.

Mitigation Measures:

CUL-1: Archaeological and/or Native American Monitoring
CUL-2: Unanticipated Discovery of Archaeological Resources

21 San Diego State University South Coastal Information Center. 2022. National City Cultural Resources Records Search.
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VI. Energy

Issues
Potentially
Significant

Impact

Less Than
Significant with

Mitigation
Incorporated

Less Than
Significant

Impact

No
Impact

VI. Energy. Would the project:
a) Result in potentially
significant environmental
impact due to wasteful,
inefficient, or unnecessary
consumption of energy
resources, during project
construction or operation?

☐ ☐ ☒ ☐

b) Conflict with or obstruct a
state or local plan for
renewable energy or energy
efficiency?

☐ ☐ ☒ ☐

a) Result in potentially significant environmental impact due to wasteful, inefficient, or
unnecessary consumption of energy?

Impact: Less than Significant Impact
The Proposed Project will utilize standard consumption of energy resources for residential
development during project construction and operation. Project energy consumption will
comply with the City’s General Design and Development Regulations (Municipal Code
Title 18 Division 4)22 and mandatory energy requirements such as CALGreen23 and the
California Energy Code (Title 24, Part 6 of the CCR)24 , along with applicable GHG
reduction measures in the City’s Climate Action Plan25, which collectively contain energy
efficiency requirements for all new developments.

The Proposed Project would therefore result in less than significant impacts.
Mitigation Measures: None
b) Conflict with or obstruct a state or local plan for renewable energy or energy

efficiency?

22 National City Municipal Code. 2023. Title 18 Division 4.
https://library.municode.com/ca/national_city/codes/code_of_ordinances?nodeId=CD_ORD_TIT18ZO_DIV4GEDEDERE. Accessed January
23, 2023.

23 California Green Building Standards Code – Part 11, Title 24, California Code of Regulations – CalGreen.
https://www.dgs.ca.gov/BSC/CALGreen. Accessed January 23, 2023.

24 California Energy Commission, California Energy Code – Title 24, Building Energy Efficiency Standards.
https://www.energy.ca.gov/programs-and-topics/programs/building-energy-efficiency-standards. Accessed January 23, 2023.

25 City of National City Climate Action Plan. 2011. https://www.nationalcityca.gov/home/showpublisheddocument/23170/637120864517930000.
Accessed January 12, 2023.
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Impact: Less than Significant Impact
Project energy consumption will comply with the City’s General Design and Development
Regulations (Municipal Code Title 18 Division 4)26 and mandatory energy requirements
such as CALGreen27 and the California Energy Code (Title 24, Part 6 of the CCR)28, along
with applicable GHG reduction measures in the City’s Climate Action Plan29 , which
collectively contain energy efficiency requirements for all new developments.

The Proposed Project would therefore result in less than significant impacts.
Mitigation Measures: None

26 National City Municipal Code. 2023. Title 18 Division 4.
https://library.municode.com/ca/national_city/codes/code_of_ordinances?nodeId=CD_ORD_TIT18ZO_DIV4GEDEDERE. Accessed January
23, 2023.

27 California Green Building Standards Code – Part 11, Title 24, California Code of Regulations – CalGreen.
https://www.dgs.ca.gov/BSC/CALGreen. Accessed January 23, 2023.

28 California Energy Commission, California Energy Code – Title 24, Building Energy Efficiency Standards.
https://www.energy.ca.gov/programs-and-topics/programs/building-energy-efficiency-standards. Accessed January 23, 2023.

29 City of National City Climate Action Plan. 2011. https://www.nationalcityca.gov/home/showpublisheddocument/23170/637120864517930000.
Accessed January 12, 2023.
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VII. Geology and Soils

Issues
Potentially
Significant

Impact

Less Than
Significant with

Mitigation
Incorporated

Less Than
Significant

Impact

No
Impact

VII. Geology and Soils. Would the project:
a) Directly or indirectly cause
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.

☐ ☐ ☒ ☐

ii) Strong seismic ground shaking? ☐ ☐ ☒ ☐

iii) Seismic-related ground failure,
including liquefaction? ☐ ☐ ☒ ☐

iv) Landslides? ☐ ☐ ☒ ☐

b) Result in substantial soil erosion
or the loss of topsoil? ☐ ☐ ☒ ☐

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?

☐ ☐ ☒ ☐

d) Be located on expansive soil, as
defined in Table 18-1-B of the
Uniform Building Code (1994),
creating substantial direct or indirect
risks to life or property?

☐ ☐ ☒ ☐

e) Have soils incapable of adequately
supporting the use of septic tanks or
alternative wastewater disposal
systems where sewers are not
available for the disposal of
wastewater?

☐ ☐ ☐ ☒
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Issues
Potentially
Significant

Impact

Less Than
Significant with

Mitigation
Incorporated

Less Than
Significant

Impact

No
Impact

f) Directly or indirectly destroy a
unique paleontological resource or
site or unique geologic feature?

☐ ☒ ☐ ☐

Methodology
The Geotechnical Investigation Proposed Residential Subdivision Site (“Geotechnical
Investigation”) prepared by Allied Earth Technology was used to identify potential impacts
of the Proposed Project on existing subsurface geotechnical conditions. An exploratory
phase was performed on September 17, 2022, by Allied Earth Technology, which included
reconnaissance and excavation of five exploratory trenches with Case 580 backhoe
equipped with a 24-inch bucket. Soils were visually and texturally classified by field
technician and laboratory samples were collected to evaluate engineering characteristics.
The full Geotechnical Investigation is included in AppendixC.5.
Existing Conditions
The region is within the Peninsular Range Geomorphic Province, which is characterized
by Mesozoic igneous and metamorphic rocks in the mountainous terrain to the east and
late Cretaceous low-laying coastal terraces to the west. The Project site is underlain by late
to middle Pleistocene old alluvial flood-plain deposits, likely in the San Diego Formation30,
which were encountered to be dense to very dense dark brown clayey sands in the
exploratory trenches. The formation is well known for its rich fossil beds that have yielded
extremely diverse assemblages of marine species and rare remains of terrestrial mammals,
and therefore has been assigned a high paleontological sensitivity.31 Exploratory trenches
were made to a maximum depth of 8 feet below ground surface. No groundwater was
encountered. In general, the City is characterized with a series of active and potentially
active Quaternary-age faults zones that are in the northerly to northwesterly direction.
However, no evidence of faulting was observed during surface reconnaissance nor
referenced in geologic literature for the Project site.
a) Directly or indirectly cause 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.

ii. Strong seismic ground shaking?

30 Mira Costa College. 2017. National City, CA 7.5’ Quadrangle.
https://gotbooks.miracosta.edu/fieldtrips/san_diego_maps/san_diego_maps/maps_geology/national_city.html. Accessed January 30. 2023.

31 San Diego Natural History Museum. 2013. Appendix M Paleontological Resources Assessment for the Old Town San Diego and Midway-
Pacific Highway Corridor Community Plan Updates.
https://www.sandiego.gov/sites/default/files/appendix_m_paleontological_resource_assessment_0.pdf. Accessed January 30, 2023.
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iii. Seismic-related ground failure, including liquefaction?
iv. Landslides?

Impact: Less than Significant Impact
The following conclusions of the Geotechnical Investigation are as follows:

i) The nearest faults to the Project site are the Rose Canyon and Newport-
Inglewood Faults, located approximately 6.4 miles away. The Project site
is not located in a known Alquist-Priolo Earthquake Fault zone area.32 The
Proposed Project would not directly or indirectly cause substantial adverse
effects as it relates to faults as no evidence of faults were observed at the
Project site. Therefore, the Proposed Project would result in less than
significant impacts.

ii) Conformance with project-specific geotechnical recommendations (as
noted in the Geotechnical Investigation, Appendix C.5), along with local
building code requirements would minimize impacts from future potential
ground shaking on residents. Impacts would be less than significant impact.

iii) Due to the soil types encountered during the geotechnical investigation and
distance of groundwater from active faults, there is a low potential for soil
liquefaction. Therefore, impacts would be less than significant impact.

iv) The Proposed Project is located on generally flat terrain and would not
change slopes in a way that would result in landslides. Geotechnical
literature did not indicate evidence of historical landslides in the area.
Therefore, impacts would be less than significant.

Mitigation Measures: None
b) Result in substantial soil erosion or the loss of topsoil?

Impact: Less Than Significant Impact
The construction of the Proposed Project is not anticipated to result in substantial soil
erosion or loss of topsoil as this infill development would take place on an existing
developed lot. Earthwork would be accomplished in accordance with the City’s Grading
Ordinance and the current edition of the California Building Code. BMPs as noted in the
Stormwater Quality Management Plan (Appendix C.6) and Geotechnical Investigation
(Appendix C.5), would be implemented to reduce erosion potential. Therefore, impacts
would be less than significant.

Mitigation Measures: None
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?

Impact: Less Than Significant Impact

32 State of California Department of Conservation. 2023. Earthquake Zones of Required Investigation.
https://maps.conservation.ca.gov/cgs/EQZApp/app/. Accessed January 20, 2023.
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The Proposed Project is not located on an unstable geologic unit that could cause lateral
spreading, subsidence, liquefaction, or collapse, nor is it located on a geologic unit that
could become unstable as a result of the Proposed Project. Therefore, impacts are less than
significant.

Mitigation Measures: None
d) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code

(1994), creating substantial direct or indirect risks to life or property?
Impact: Less than Significant Impact
According to the Geotechnical Investigation, the soils encountered at the Project site have
high expansion potential, with an expansion index of 95. Earthwork and design
recommendations to address expansive soils is included in the Geotechnical Investigation
(Appendix C.5). Therefore, conformance with the geotechnical project-specific
recommendations would reduce impacts to less than significant.
Mitigation Measures: None
e) Have soils incapable of adequately supporting the use of septic tanks or alternative

wastewater disposal systems where sewers are not available for the disposal of
wastewater?

Impact: No Impact
The Proposed Project would connect to existing municipal wastewater services and
therefore would not require the installation of septic tanks or alternative disposal systems.
Therefore, no impacts would result relative to wastewater disposal.
Mitigation Measures: None
f) Directly or indirectly destroy a unique paleontological resource or site or unique

geological feature?

Impact: Less than Significant Impact
Any proposed ground-disturbing activities that extend into previously undisturbed native
soils have the potential to cause impacts to unknown paleontological resources. As
discussed in the Geotechnical Investigation, the project site was underlain with late to
middle Pleistocene old alluvial flood-plain deposits consistently two feet and below for all
exploratory borings. According to Draft National City Final General Plan Update (FGPU),
the Pleistocene-age deposits are determined to be low paleontological sensitivity 33 .
Excavation into native soils is unlikely to unearth paleontological resources.

Therefore, there is a less than significant impact.
Mitigation Measures: None

33 City of National City. 2023. Draft Supplemental Program Environmental Impact Report for the National City Focused General Plan Update.
https://fc.nationalcityca.gov/ui/core/index.html?mode=public&shareto=#expl-
tabl./SHARED/!2yAGd7IE9m3FHVvx86BTN/cJdt8Im0dD0Rrz4E. Accessed May 11, 2023.
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VIII. Greenhouse Gas Emissions

Issues
Potentially
Significant

Impact

Less Than
Significant with

Mitigation
Incorporated

Less Than
Significant
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No
Impact

VIII. Greenhouse Gas Emissions. Would the project:

a) Generate greenhouse gas
emissions, either directly or
indirectly, that may have a
significant impact on the
environment?

☐ ☐ ☒ ☐

b) Conflict with an applicable plan,
policy or regulation adopted for the
purpose of reducing the emissions
of greenhouse gases?

☐ ☐ ☒ ☐

Greenhouse Gas Emissions from Project Construction and Operation
GHGs – primarily carbon dioxide (CO2), methane (CH4), and nitrous oxide (N2O),
collectively reported as carbon dioxide equivalents (CO2e) – are directly emitted from
stationary source combustion of natural gas in equipment such as water heaters, boilers,
process heaters, and furnaces. Operational GHGs are also emitted from mobile sources
such as on-road vehicles and off-road equipment burning fuels such as gasoline, diesel,
biodiesel, propane, or natural gas (compressed or liquefied). Indirect GHG emissions result
from electric power generated elsewhere (i.e., power plants) used to operate process
equipment, lighting, and utilities at a facility. Also included in GHG quantification is
electric power used to pump the water supply (e.g., aqueducts, wells, pipelines) and
disposal and decomposition of municipal waste in landfills34.
Using CalEEMod, direct on-site and off-site GHG emissions were estimated for project
construction and operation, and indirect off-site GHG emissions were estimated to account
for electric power used by the Proposed Project, water conveyance, and solid waste
disposal.
Results of Greenhouse Gas Emissions Analysis
Using CalEEMod, direct on-site and off-site GHG emissions were estimated for project
construction and operation, and indirect off-site GHG emissions were estimated to account
for electric power used by the Proposed Project, water conveyance, and solid waste
disposal.
Table 3 shows GHG emissions from construction. Table 4 shows GHG emissions from
operations.

34 California Air Resources Board (CARB). 2017. California’s 2017 Climate Change Scoping Plan. Website
(https://ww3.arb.ca.gov/cc/scopingplan/scopingplan.htm). Accessed October 14, 2020.
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Table 3. Greenhouse Gas Emissions – Unmitigated Construction
Project Construction

(MT/year)
CO2e 110.6
Sources: SCAQMD, CalEEMod version 2020.4.0.
Notes:
Comprises annual construction emissions (non-zero).

Table 4. Greenhouse Gas Emissions – Unmitigated Operational
Project Operations

(MT/year)
CO2e 309.4
Sources: SCAQMD, CalEEMod version 2020.4.0.
Notes:
Comprises annual operational emissions (non-zero).

a) Generate greenhouse gas emissions, either directly or indirectly, that may have a
significant impact on the environment?

Impact: Less than Significant Impact
Currently, San Diego County does not have screening criteria for greenhouse gases. The
Sacramento Metropolitan Air Quality Management District (SMAQMD) thresholds
published in April 2020 Greenhouse Gas Thresholds report was used to determine
significance. The report determined that projects estimated to generate less than 1,100 MT
CO2e per year would not result in a significant, cumulative impact35. This threshold was
developed to demonstrate compliance with the statewide reduction targets in 2030 (SB 32)
and the threshold was determined by SMAQMD to capture 98 percent of total GHG
emissions. The project GHG emissions from land development was calculated using the
CalEEMod. Results from the CalEEMod indicate that construction and operation are
estimated to be 420 (MT/year).
Therefore, due to GHG emissions being below thresholds for air quality, there would be a
less than significant impact.
Mitigation Measures: None
b) Conflict with an applicable plan, policy or regulation adopted for the purpose of

reducing the emissions of greenhouse gases?

Impact: Less than Significant Impact

35 Sacramento Metropolitan Air Quality Management District (SMAQMD). 2020. Greenhouse Gas Thresholds for Sacramento County.
https://www.airquality.org/LandUseTransportation/Documents/SMAQMDGHGThresholds2020-03-04v2.pdf. Accessed May 10, 2023.
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Several policies and plans have been adopted to address greenhouse gas (GHG) emission
impacts from development including (1) Title 24 California Building Code, Part 6
establishes California Energy Efficiency Standards for residential and non-residential
buildings to reduce energy consumption, (2) Title 24, Part 11 California Green Building
Standards, (3) Senate Bill 375 which requires local agencies to adopt planning strategies
for  GHG, and (4)  City of National City Final Climate Action Plan (CAP)
As stated above in section a, the project will not result in significant cumulative impacts to
greenhouse gas emissions. The project has design features to reduce impacts associated
with GHGs and will meet the following standards:

 California Code of Regulations 2019 Title 24, Part 6 California energy efficiency
standards

 The project is consistent with compound annual growth rates for residential uses
established through the City of National City CAP. As such the project will be
consistent with City of National City goals and comply with New Construction
Community-Wide Measures.

Therefore, the Project would not conflict with applicable plans, policies, or regulations of
an agency adopted for the purpose of reducing the emissions of GHGs, and there would be
a less than significant impact.
Mitigation Measures: None
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IX. Hazards and Hazardous Materials

Issues
Potentially
Significant

Impact

Less Than
Significant with

Mitigation
Incorporated

Less Than
Significant

Impact

No
Impact

IX. Hazards and Hazardous Materials. Would the project:
a) Create a significant hazard to the
public or the environment through
the routine transport, use, or
disposal of hazardous materials?

☐ ☐ ☒ ☐

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?

☐ ☐ ☒ ☐

c) Emit hazardous emissions or
handle hazardous or acutely
hazardous materials, substances, or
waste within one-quarter mile of an
existing or proposed school?

☐ ☐ ☐ ☒

d) Be located on a site which is
included on a list of hazardous
materials sites compiled pursuant
to Government Code §65962.5
and, as a result, would it create a
significant hazard to the public or
the environment?

☐ ☐ ☐ ☒

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 or
excessive noise for people residing
or working in the project area?

☐ ☐ ☐ ☒

f) Impair implementation of or
physically interfere with an
adopted emergency response plan
or emergency evacuation plan?

☐ ☐ ☒ ☐

g) Expose people or structures,
either directly or indirectly, to a
significant risk of loss, injury or
death involving wildland fires?

☐ ☐ ☒ ☐
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a) Create significant hazard to the public or the environment through the routine
transport, use, or disposal of hazardous materials?

Impact: Less than Significant Impact
There is no expectation of the transport, use, and disposal of hazardous materials associated
with the Proposed Project above and beyond hazardous materials typical of a residential
household. Management of hazardous wastes and materials associated with standard
residential construction would be in compliance with local and State regulations. 36

Therefore, the Proposed Project would have a less than significant impact.

Mitigation Measures: None
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?

Impact: Less than Significant Impact
The Proposed Project would not 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. According to a desktop search of the California
Waterboard’s GeoTracker database37 no active and open cleanup sites are located within 1
mile of the Project site, nor is the Project site a listed site.
It is noted that since the residence on site was built in 196438 the presence of Asbestos
Containing Materials (ACM) and Lead-Based Paint (LBP) may be disturbed during
demolition of the residence. Federal regulations did not prohibit the use of ACMs and LBPs
until 1978, and thus, structures built during and prior to that era are likely to contain these
materials.
Management of hazardous wastes and materials associated with standard residential
demolition and construction would be in compliance with local and State regulations. All
debris from demolition would be exported and disposed of off-site.

Therefore, the Proposed Project would have a less than significant impact in creating a
significant hazard to the public or environment.

Mitigation Measures: None
c) Emit hazardous emissions or handle hazardous or acutely hazardous materials,

substances, or waste within one-quarter mile of an existing or proposed school?
Impact: No Impact
There are no schools within one-quarter mile of the Project site. Therefore, there would be
no impact.

36 Department of Toxic Substances Control. 2023. Official California Code of Regulations, Title 22, Division 4.5. Official California Code of
Regulations, Title 22, Division 4.5 | Department of Toxic Substances Control. Accessed January 11, 2023.

37 California State Water Resources Control Board. 2023. GeoTracker. https://geotracker.waterboards.ca.gov/. Accessed January 11, 2023.

38 Zillow. 2023. 3410 Valley Road, Bonita CA 91902 https://www.zillow.com/homedetails/3410-Valley-Rd-Bonita-CA-91902/17137231_zpid/.
Accessed January 1, 2023.
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Mitigation Measures: None
d) Be located on a site which is included on a list of hazardous materials sites compiled

pursuant to Government Code 65962.5 and as a result, would it create a significant
hazard to the public or the environment?

Impact: No Impact
According to the Department of Toxic Substances Control (DTSC) Envirostor Hazardous
Waste and Substances Site List, the Project site is not listed on the Cortese list.39 Therefore,
there would be no impact.

Mitigation Measures: None
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 or excessive noise for people residing or working in
the project area?

Impact: No Impact
The Project site is not located within the airport influence area (AIA) for San Diego
International Airport, Brown Field Municipal Airport, or Naval Air Station North Island,
per the San Diego County Airport Land Use Compatibility Plans.40 Therefore, the Proposed
Project would have no impact.

Mitigation Measures: None
f) Impair implementation of or physically interfere with an adopted emergency response

plan or emergency evacuation plan?
Impact: Less than Significant Impact
The Proposed Project is a residential infill project on an existing residential lot. The
Proposed Project would add a new ingress/egress to the site from Plaza Bonita Center Way
and therefore improve access to the site. Therefore, there would be a less than significant
impact on impairing the implementation of or physically interfering with local emergency
response plans or emergency evacuation plans.
Mitigation Measures: None
g) Expose people or structures, either directly or indirectly, to a significant risk of loss,

injury or death involving wildland fires?

Impact: Less than Significant Impact
Wildland fire is an overarching term describing any non-structure fire that occurs in
vegetation and natural fuels. Risk factors throughout the site include pockets of vegetation
between developed areas and in the hills within the eastern areas of the Project site. The

39 State of California Department of Toxic Substance Control.2023. Site Mitigation and Restoration Program. https://dtsc.ca.gov/dtscs-cortese-
list/#:~:text=The%20Hazardous%20Waste%20and%20Substances,of%20hazardous%20materials%20release%20sites, Accessed January 30,
2023

40 San Diego County Regional Airport Authority (ALCUP). 2023. ALCUP Mapping Tool. https://sdcraa-
aluc.maps.arcgis.com/apps/webappviewer/index.html?id=945b3a6b12a34b158d8c9022251542e3. Accessed January 12, 2023.
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Project site is located within an existing residential area which is within a high wildfire
hazard risk.41

The Proposed Project is subject to review by the Fire Department for consistency with Title
15, Chapter 15.28 California Fire Code prior to issuance of development permits. The
project has been determined to meet all Fire Code requirements. Furthermore, the project
would be required to comply with Title 9, Chapter 12 of City’s municipal code regarding
weed abatement of any flammable material/brush.
In addition, the National City Safety Element includes goals and policies concerning fire
safety and evacuation, including policies that were intended to reduce risks from structural
fire, fire-related emergencies, and maintaining sufficient fire response coverage and
resources.42

As the Proposed Project would be consistent with the Fire Code and comply with City code
for brush management plan, the Proposed Project would not expose people or structures to
a significant risk of loss, injury, or death involving wildland fires. Therefore, there would
be a less than significant impact.
Mitigation Measures: None

41 National City, Safety Element Update, Figure SE-8 Wildfire Risk Map, March 2023: https://fc.nationalcityca.gov/url/EIRfinal

42 National City, Safety Element Update, March 2023: https://fc.nationalcityca.gov/url/EIRfinal
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X. Hydrology and Water Quality

Issues
Potentially
Significant

Impact

Less Than
Significant with

Mitigation
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Less Than
Significant
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No
Impact

X. Hydrology and Water Quality. Would the project:
a) Violate any water quality standards
or waste discharge requirements or
otherwise substantially degrade
surface or ground water quality?

☐ ☐ ☒ ☐

b) Substantially decrease groundwater
supplies or interfere substantially with
groundwater recharge such that the
project may impede sustainable
groundwater management of the
basin?

☐ ☐ ☒ ☐

c) Substantially alter the existing
drainage pattern of the site or area,
including through the alteration of the
course of a stream or river or through
the addition of impervious surfaces, in
a manner which would:

☐ ☐ ☒ ☐

i) result in a substantial erosion or
siltation on- or off-site; ☐ ☐ ☒ ☐

ii) substantially increase the rate or
amount of surface runoff in a
manner which would result in
flooding on- or offsite;

☐ ☐ ☒ ☐

iii) 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; or

☐ ☐ ☒ ☐

iv) impede or redirect flood flows? ☐ ☐ ☒ ☐

d) In flood hazard, tsunami, or seiche
zones, risk release of pollutants due to
project inundation?

☐ ☐ ☒ ☐

e) Conflict with or obstruct
implementation of a water quality
control plan or sustainable
groundwater management plan?

☐ ☐ ☒ ☐

Methodology
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The County of San Diego Stormwater Quality Management Plan (SWQMP) with an
attached TM Drainage Study has been produced by REC Consultants was used to
supplement the Hydrology and Water Section contained herein (Appendix C.6). The
purpose of the SWQMP was to identify stormwater runoff handling that complies with the
County of San Diego. The TM Drainage study, used to supplement the SWQMP, analyzes
existing and developed condition 100-year peak discharge. Existing conditions consist of
single point of discharge into the drainage channel. An existing culvert is located beneath
Plaza Bonita Way, west of the site.
a) Violate any water quality standards or waste discharge requirements or otherwise

substantially degrade surface or ground water quality?

Impact: Less than Significant Impact
The Proposed Project is a residential infill development on an existing a residential lot.
According to the TM Drainage Study, runoff from the site drains to a single point of
discharge to the existing drainage channel. Ground disturbance during construction has the
potential to expose underlying loose soils that could cause erosion or loss of topsoil during
rain or high wind events to drain to this creek. Under MM-BIO-2, the drainage shall be
protected from direct and indirect impacts by providing a physical barrier between clearing,
grading, and construction.
More than an acre of ground disturbance is anticipated; therefore, the Proposed Project is
required to comply with conditions of the State Resources Control Board Construction
General Permit. A construction SWPPP shall be prepared and maintained for the duration
of the Proposed Project. All applicable construction BMPs and non-storm water discharge
BMPs shall be implemented in accordance with City of National City minimum BMP
requirements as included in the Municipal Code and Jurisdictional Runoff Management
Program (JRMP). 43

According to the National City Sewer Management Plan, the Proposed Project is already
served by National City sewer and municipal water infrastructure.44  The storm drain
system for the entire project is designed to route and convey all resulting runoff from
developed conditions to existing point of discharge. All runoff will receive water quality
treatment in accordance with the site-specific Stormwater Quality Management Plan
(SWQMP).
Therefore, the Proposed Project would have a less than significant impact on violating
water quality standards of waste discharge requirements or otherwise substantially degrade
surface or ground water quality.

Mitigation Measures: None

43 National City. 2023. Development and Redevelopment Requirements. https://www.nationalcityca.gov/government/engineering-public-
works/engineering-division/storm-water-program/development-redevelopment-requirements. Accessed January 13, 2023

44 National City. 2023. Sewer & Wastewater. https://www.nationalcityca.gov/government/engineering-public-works/public-works/sewer-waste-
water. Accessed January 13, 2023
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b) Substantially decrease groundwater supplies or interfere substantially with
groundwater recharge such that the project may impede sustainable groundwater
management of the basin?

Impact: Less than Significant Impact
As mentioned above, the Proposed Project is already serviced by National City
infrastructure. National City receives potable water from the San Diego Water Authority
(SWA). A water supply assessment was conducted for the Adopted General Plan which
includes multiple areas such as National City, Lincoln Acres, and Paradise Village all of
which are under SWA jurisdiction45. The water supply assessment concluded that water
supplies under the scenarios of normal, single and multi-dry years meet the projected
demands of the Adopted General Plan and planned development projects within the SWA
service area through 2030. Since the Proposed Project is in conformance with the Adopted
General Plan through the pre-zoning assigned, it is accounted for in this WSA and therefore
would not impact groundwater supplies.
Therefore, the Proposed Project would have less than significant impacts on groundwater
supplies.

Mitigation Measures: None
c) Substantially alter the existing drainage pattern of the site or area, including through

the alteration of the course of a stream or river or through the addition of impervious
surfaces, in a manner which would:

i. result in a substantial erosion or situation on- or off-site;
ii. substantially increase the rate or amount of surface runoff in a manner which

would result in flooding on- or offsite;
iii. 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; or

iv. Impede or redirect flood flows?
Impact: Less than Significant Impact
As detailed in threshold (a) above, BMPs would be implemented to reduce substantial
erosion and therefore would not result in substantial erosion of situation on- or off- site.
With existing conditions, runoff from the site drains to the drainage channel located on
Project site. An existing culvert is located beneath Plaza Bonita Way, west of the site.
According to the Drainage Study prepared for the Proposed Project, runoff from the Project
site would drain to one receiving biofiltration basin, and then discharge to the adjacent
drainage channel. Additionally, the Proposed Project would not alter the course of the
drainage and therefore, the Proposed Project would not substantially increase the rate or
amount of surface runoff in a manner that would result in flooding, exceed the capacity of
existing stormwater drainage systems, or impede flood flows.

45 Sweetwater Authority, Draft Water Supply Assessment, City of National City General Plan Update. December 2010.
https://www.nationalcityca.gov/home/showpublisheddocument/4445/636090627169130000. Accessed January 13, 2023.
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Therefore, the Proposed Project would result in less than significant impacts.
Mitigation Measures: None
d) In flood hazard, tsunami or seiche zones, risk release of pollutants due to project

inundation?

Impact: Less than Significant Impact
The Project site is within a high-risk dam inundation area in the event of failure of the
Sweetwater Main Dam, however, the National City Safety Element contains policies meant
to reduce significance of impacts in the event of flooding. These include:

Policy S-2.2: Ensure that new development adequately provides for on- and off-site
mitigation of potential flood hazards and drainage problems.
Policy S-2.8: Promote the use of bioswales, tree wells, green roofs, and other infiltration
mechanisms to reduce of the volume of stormwater runoff.

The Proposed Project is consistent with these policies.
In addition, review of the Federal Emergency Management Agency (FEMA) Flood
Mapping Service determined that Project site is not within a 100-year flood hazard zone.46

National City is not within a Tsunami Hazard Area as identified by the California
Department of Conservation.47  According to the County of San Diego Guidelines for
Determining Significance for Hydrology,  no projects within the unincorporated County,
where the Proposed Project is currently a part of, are likely to be inundated by tsunami or
seiche.48 Therefore impacts are less than significant.

Mitigation Measures: None
e) Conflict with or obstruct implementation of a water quality control plan or sustainable

groundwater management plan?
Impact: Less than Significant Impact
As detailed above in threshold (a) and (b), the Proposed Project would implement BMPs
per a SWPPP and SWQMP and would not impact groundwater supplies or recharge.
Therefore, impacts are less than significant.
Mitigation Measures: None

46 Federal Emergency Management Agency (FEMA). 2023. FEMA Flood map Service Center. https://msc.fema.gov/portal/home. Accessed
January 12, 2023.

47 California Department of Conservation. 2023. San Diego County Tsunami Hazard Areas.
https://www.conservation.ca.gov/cgs/tsunami/maps/san-diego. Accessed January 12, 2023.

48 County of San Diego. 2007. Guidelines for Determining Significance – Hydrology.
https://www.sandiegocounty.gov/content/dam/sdc/dplu/docs/Hydrology_Guidelines.pdf. Accessed January 13, 2023.
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XI. Land Use and Planning
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XI. Land Use and Planning. Would the project:
a) Physically divide an established
community? ☐ ☐ ☐ ☒

b) Cause a significant environmental
impact due to a conflict with any land
use plan, policy, or regulation adopted
for the purpose of avoiding or
mitigating an environmental effect?

☐ ☐ ☒ ☐

a) Physically divide an established community?
Impact: No Impact
The Proposed Project is an infill residential development on an existing residential site and
would not introduce infrastructure that would physically divide the community.

Therefore, the Proposed Project would have no impact.
Mitigation Measures: None
b) Cause a significant environmental impact due to a conflict with any land use plan,

policy, or regulation adopted for the purpose of avoiding or mitigating an
environmental effect?

Impact: Less than Significant Impact
After annexation of the Project site into National City, the parcels would be rezoned to
Small Lot Residential (RS-2), in compliance with the National City General Plan land use
map for the area.
The Proposed Project would be reviewed for compliance with local design standards and
ordinances, as well as General Plan policies related to avoiding or mitigating an
environmental effect.
Therefore, the Proposed Project would have a less than significant impact due to a conflict
with any land use plan, policy, or regulation adopted for the purpose of avoiding or
mitigating an environmental effect.
Mitigation Measures: None
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XII. Mineral Resources
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XII. Mineral Resources. Would the project:
a) Result in the loss of availability of a
known mineral resource that would be
a value to the region and the residents
of the state?

☐ ☐ ☐ ☒

b) Result in the loss of availability of
a locally important mineral resource
recovery site delineated on a local
general plan, specific plan or other
land use plan?

☐ ☐ ☐ ☒

a) Result in the loss of availability of a known mineral resource that would be a value to
the region and the residents of the state?

Impact: No Impact
The Proposed Project is within Mineral Resource Zone 3 (MRZ-3), which is characterized
as being an area where significant mineral deposits cannot be determined from available
data (California Department of Conservation, 1982).  The closest likely significant mineral
deposits, mapped as MRZ-2, to the project area is a small pocket from Willow Drive Bridge
to approximately 0.5 miles from Sweetwater Reservoir. The Proposed Project is an infill
development on an existing residential site and would not have any impacts on mineral
resources.

Therefore, there would be no impact.
Mitigation Measures: None
b) Result in the loss of availability of a locally important mineral resource recovery site

delineated on a local general plan, specific plan or other land use plan?

Impact: No Impact
No known locally important mineral resource was identified in the National City Adopted
General Plan. Therefore, there would be no impact.
Mitigation Measures: None
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XIII. Noise
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XIII. Noise. Would the project result in:
a) Generation of a substantial
temporary or permanent increase in
ambient noise levels in the vicinity of
the project in excess of standards
established in the local general plan or
noise ordinance, or applicable
standards of other agencies?

☐ ☐ ☒ ☐

b) Generation of excessive
groundborne vibration or groundborne
noise levels?

☐ ☐ ☒ ☐

c) For a project located within the
vicinity of a private airstrip or 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?

☐ ☐ ☐ ☒

a) Generation of substantial temporary or permanent increase in ambient noise levels in
the vicinity of the project in excess of standards established in the local general plan
or noise ordinance or applicable standards of other agencies?

Impact: Less than Significant Impact
As a relatively small infill development, the Proposed Project is not anticipated to generate
a substantial temporary or permanent increase in ambient noise levels in the vicinity of the
project in excess of standards established in the local general plan or noise ordinance, or
applicable standards of other agencies. Construction would be in compliance with the
requirements of the City Noise Control Ordinance.49 In addition, as the Proposed Project
is in conformance with adopted land use and zoning, there would not be an increase in
ambient noise above and beyond typical noise levels for this type of land use.
Mitigation Measures: None

49 City of National City Municipal Code of Ordinances. 2023. Title 12 – Noise Control.
https://library.municode.com/ca/national_city/codes/code_of_ordinances?nodeId=CD_ORD_TIT12NOCO
https://library.municode.com/ca/national_city/codes/code_of_ordinances?nodeId=CD_ORD_TIT12NOCO#:~:text=The%20ordinance%20codifie
d%20in%20this%20title%20shall%20be,2001%29%2012.02.040%20-%20Declaration%20of%20findings%20and%20policy. Accessed January
12, 2023.
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b) Generation of excessive groundborne vibration or groundborne noise levels?
Impact: Less than Significant Impact
The Proposed Project would be built on an existing developed residential pad, requiring
minor earthwork during construction. The Proposed Project would not generate excessive
groundborne vibration or groundborne noise levels as construction would be compliance
with the City Noise Control Ordinance.50. Therefore, the Proposed Project would have a
less than significant impact.
Mitigation Measures: None

c) For a project located within the vicinity of a private airstrip or 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 level?

Impact:  No Impact
The Project site is not located within the airport influence area (AIA) for San Diego
International Airport, Brown Field Municipal Airport, or Naval Air Station North Island,
per the San Diego County Airport Land Use Compatibility Plans. 51  Therefore, the
Proposed Project would have no impact on exposing people residing of working in the
project area to excessive noise level.

Mitigation Measures: None

51 San Diego County Regional Airport Authority (ALCUP). 2023. ALCUP Mapping Tool. https://sdcraa-
aluc.maps.arcgis.com/apps/webappviewer/index.html?id=945b3a6b12a34b158d8c9022251542e3. Accessed January 12, 2023.
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XIV. Population and Housing

Issues
Potentially
Significant

Impact

Less Than
Significant with

Mitigation
Incorporated

Less Than
Significant

Impact

No
Impact

XIV. Population and Housing. Would the project:
a) Induce substantial unplanned
population growth in an area, either
directly (for example, by proposing
new homes and businesses) or
indirectly (for example, through
extension of roads or other
infrastructure)?

☐ ☐ ☒ ☐

b) Displace substantial numbers of
existing people or housing,
necessitating the construction of
replacement housing elsewhere?

☐ ☐ ☐ ☒

a) Induce substantial unplanned population growth in an area, either directly (for
example, by proposing new homes and businesses) or indirectly (for example, through
extension of roads or other infrastructure)?

Impact: Less than Significant Impact
The proposed project is a small-scale infill project on an existing residential lot and would
not induce substantial unplanned population growth in the area directly or indirectly. The
Proposed Project proposes 10 single-family residences. Since the Proposed Project would
be consistent with local land use and zoning regulations, population generated by the
Proposed Project would be within projected regional population estimates and local
Housing Element estimates.52

Therefore, the Proposed Project would result in less than significant impacts.
Mitigation Measures: None
b) Displace substantial numbers of existing people or housing, necessitating the

construction of replacement housing elsewhere?

Impact: No Impact
The Proposed Project would increase the density of residential development on an existing
residential lot. The existing residence on site is not occupied. Therefore, the Proposed
Project would have no impact on the displacement of existing people or housing.

Mitigation Measures: None

52 National City, Housing Element 2021-2019, Chapter 2. Community Profile, August 2021.
SANDAG, Series 14: 2050 Regional Growth Forecast. https://www.sandag.org/data-and-research/socioeconomics/estimates-and-forecasts.
https://www.sandag.org/data-and-research/socioeconomics/estimates-and-forecasts Accessed January 12, 2023.
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XV. Public Services

Issues
Potentially
Significant

Impact

Less Than
Significant with

Mitigation
Incorporated

Less Than
Significant

Impact

No
Impact

XV. Public Services. Would the project:
a) 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? ☐ ☐ ☒ ☐

Police protection? ☐ ☐ ☒ ☐

Schools? ☐ ☐ ☒ ☐

Parks? ☐ ☐ ☒ ☐

Other public facilities? ☐ ☐ ☒ ☐

a) 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?
Police Protection?

Schools?
Parks?

Other Public Facilities?
Impact: Less Than Significant Impact

Fire Protection
The Project site is within the unincorporated community of Bonita, where fire protection
and emergency medical services are provided primarily by the Bonita-Sunnyside Fire
Protection District, with support from the Chula Vista Fire Department, San Diego Fire
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and Rescue, and National City Fire Department.53  The Project site is proposed to be
annexed into the City of National City. National City’s Fire Department provides fire
protection and emergency medical services in the City, and the Lower Sweetwater Fire
Protection District covers the unincorporated area of Lincoln Acres.54

Service to this Project site would continue to be covered by the Bonita-Sunnyside Fire
Protection District until such a time as their fire plans are updated to accommodate the
change in service boundaries. As the Proposed Project is consistent with adopted zoning
and general plan land use, the population induced by the Proposed Project is within
projections that have been used for service planning. Therefore, the Proposed Project
would not require the provision of a new or physically altered fire stations to maintain
acceptable service and would result in less than significant impacts.
Police Protection
The unincorporated community of Bonita is provided police services by the Imperial Beach
Substation of the San Diego County Sheriff’s Department.55 The applicant will propose
that Project site be annexed into the City of National City.
Service to this Project site would continue to be covered by San Diego County Sheriff’s
Department until such a time as their service plans are updated to accommodate the change
in service boundaries. As the Proposed Project is consistent with adopted zoning and
general plan land use, the population induced by the Proposed Project is within projections
that have been used for service planning. Therefore, the Proposed Project would not require
the provision of a new or physically altered Sheriff departments to maintain acceptable
service and would result in less than significant impacts.

Schools
The unincorporated community of Bonita are served by three public school districts:
National School District (NSD) 56 , Chula Vista Elementary School District 57 , and
Sweetwater Union High School District (SUHSD). 58 The site would be annexed into the
City of National City. The City of National City is also served by NSD and SUHSD, as
well as the Southwestern Community College District and the South County Regional, San
Diego County Office of Education.59

As the Proposed Project is consistent with adopted zoning and general plan land use, the
population induced by the Proposed Project is within projections that have been used for

53 Bonita-Sunnyside Fire Protection District. 2023. About Us. . Accessed January 12, 2023.

54 National City Fire Department. 2023.Welcome to the National City Fire Department. https://www.nationalcityca.gov/government/fire.
Accessed January 12, 2023.

55 San Diego County Sheriff’s Department. 2023. Imperial Beach Substation.
https://www.sdsheriff.gov/Home/Components/FacilityDirectory/FacilityDirectory/20/34. Accessed January 12, 2023.

56 National School District. 2023. Schools Directory. https://www.nsd.us/domain/84. Accessed January 12, 2023

57 Chula Vista Elementary School District. 2023. School Directory. https://www.cvesd.org/schools/school-directory. January 12, 2023.

58 Sweetwater Union High School District. 2023. About Us. https://www.sweetwaterschools.org/about-suhsd/.
https://www.sweetwaterschools.org/about-suhsd/ January 12, 2023.

59 City of National City.2023. School & Colleges. https://www.nationalcityca.gov/community/schools-colleges.
https://www.nationalcityca.gov/community/schools-colleges Accessed January 12, 2023.
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service planning. Therefore, the Proposed Project would not require the provision of a new
or physically altered schools to maintain acceptable service and would result in less than
significant impacts.
Parks
The unincorporated community of Bonita is served by the County of San Diego
Department of Parks and Recreation.60 The National City Community Services department
provides Facilities & Amenities including Parks & Fields, Programs, Senior Services, and
Events.61

As the Proposed Project is consistent with adopted zoning and general plan land use, the
population induced by the Proposed Project is within projections that have been used for
service planning. Therefore, the Proposed Project would not require the provision of a new
or physically altered parks to maintain acceptable service and would result in less than
significant impacts.
Other Public Facilities
As the Proposed Project is consistent with adopted zoning and general plan land use, the
population induced by the Proposed Project is within projections that have been used for
service planning. Therefore, the Proposed Project would not warrant the expansion or
alteration of other public facilities, such as libraries or community centers. Therefore, the
Proposed Project would result in less than significant impacts.
Mitigation Measures: None

60 County of San Diego Parks and Recreation. 2023. Home. https://www.sdparks.org/content/sdparks/en/home.html.
https://www.sdparks.org/content/sdparks/en/home.htmlAccessed January 12, 2023.

61 City of National City. 2023. Community Services Department. https://www.nationalcityca.gov/government/community-services
https://www.nationalcityca.gov/government/community-services. Accessed January 12, 2023.
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XVI. Recreation

Issues
Potentially
Significant

Impact

Less Than
Significant with

Mitigation
Incorporated

Less Than
Significant

Impact

No
Impact

XVI. Recreation.

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?

☐ ☐ ☒ ☐

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?

☐ ☐ ☒ ☐

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?

Impact: Less than Significant Impact
As the Proposed Project is consistent with adopted zoning and general plan land use, the
population induced by the Proposed Project is within projections that have been used for
service planning. In addition, the increase in population induced by the Proposed Project
is not significant enough to warrant substantial physical deterioration of recreational
facilities.
Therefore, the Proposed Project would result in less than significant impacts.

Mitigation Measures: None
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?

Impact: Less than Significant Impact
The Proposed Project is a residential infill project and does not include recreational
facilities. As noted in Section XV Public Services under Parks, the Proposed Project would
not require the construction of new or expanded recreational facilities. Therefore, the
Proposed Project would have less than significant impacts.
Mitigation Measures: None
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XVII. Transportation

Issues
Potentially
Significant

Impact

Less Than
Significant with

Mitigation
Incorporated

Less Than
Significant

Impact

No
Impact

XVII. Transportation. Would the project:

a) Conflict with a program, plan,
ordinance or policy addressing the
circulation system, including transit,
roadway, bicycle and pedestrian
facilities?

☐ ☐ ☒ ☐

b) Conflict or be inconsistent with
CEQA Guidelines §15064.3,
subdivision (b)?

☐ ☐ ☒ ☐

c) Substantially increase hazards due
to a geometric design feature (e.g.,
sharp curves or dangerous
intersections) or incompatible uses
(e.g., farm equipment)?

☐ ☐ ☒ ☐

d) Result in inadequate emergency
access? ☐ ☐ ☒ ☐

a) Conflict with a program, plan, ordinance or policy addressing the circulation system,
including transit, roadway, bicycle and pedestrian facilities?

The Proposed Project would introduce a private road and ingress/egress to Plaza Bonita
Center Way in compliance with local roadway standards, replacing an existing unpaved
private driveway.  No existing or planned bike trails were identified within the project area
or along Plaza Bonita Center way62. Therefore, there would be less than significant impacts
from conflicts with a local program, plan, ordinance, or policy addressing the circulation
system.
Impact: Less than Significant Impact

Mitigation Measures: None
b) Conflict or be inconsistent with CEQA Guidelines § 15064.3, subdivision (b)?
According to the Office of Planning and Research (OPR) Technical Advisory on
Evaluating Transportation Impacts in CEQA, “Many local agencies have developed
screening thresholds to indicate when detailed analysis is needed. Absent substantial
evidence indicating that a project would generate a potentially significant level of VMT,
or inconsistency with a Sustainable Communities Strategy (SCS) or general plan, projects

62 National City. 2023. Draft Supplemental Program Environmental Impact Report for the National City Focused General Plan Update.
https://fc.nationalcityca.gov/ui/core/index.html?mode=public&shareto=#expl-
tabl./SHARED/!2yAGd7IE9m3FHVvx86BTN/cJdt8Im0dD0Rrz4E. Accessed May 9, 2023.
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that generate or attract fewer than 110 trips per day (i.e.  average daily trips [ADT])
generally may be assumed to cause a less-than significant transportation impact.”
Based on ITE trip generation rates, this project is estimated to generate approximately 100
ADT (the total number of trips estimated for each single family detached units equals to
10 trips per dwelling unit multiplied by 10 units).63 This would be less than the < 110 ADT
threshold, and therefore, the Proposed Project would have less than significant impacts.

Impact: Less than Significant Impact
Mitigation Measures: None
c) Substantially increase hazards due to a geometric design feature (e.g., sharp curves or

dangerous intersections) or incompatible uses (e.g., farm equipment)?
The Proposed Project is an infill residential project on a lot with an existing residential use,
and therefore would not introduce incompatible uses. The Proposed Project would replace
access from an existing private drive with a paved road with ingress/egress to Plaza Bonita
Center Way, where there is currently none. To comply with National City emergency
access / egress requirements, the private road would second egress point that is gated with
a fire department Knox box.  The emergency access gated egress will allow fire department
to exit out into Plaza Bonita Center Way without conducting a U-turn. This would not
significantly increase hazards due to this new intersection, as across from this Project site
is an existing roadway into a separate residential development. The Proposed Project would
effectively create an unsignalized, 4-way intersection at this location. Therefore, there
would be less than significant impacts in substantially increasing hazards due to a
geometric design feature.

Impact: Less than Significant Impact
Mitigation Measures: None

d) Result in inadequate emergency access?
As noted above in (a) and (c) the new driveway to the Project site would increase
accessibility to the site from existing conditions. Therefore, there would be less than
significant impacts to emergency access.

Impact: Less than Significant Impact
Mitigation Measures: None

63 State of California Governor’s Office of Planning and Research. 2018.Technical Advisory on Evaluating Transportation Impacts in CEQA.
https://opr.ca.gov/docs/20190122-743_Technical_Advisory.pdf. Accessed January 20, 2023.
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XVIII. Tribal Cultural Resources

Issues
Potentially
Significant

Impact

Less Than
Significant with

Mitigation
Incorporated

Less Than
Significant

Impact

No
Impact

XVIII. Tribal Cultural Resources.
a) Would the project cause a
substantial adverse change in the
significance of a tribal cultural
resource, defined in Public Resources
Code §21074 as either a site, feature,
place, cultural landscape that is
geographically defined in terms of the
size and scope of the landscape,
sacred place, or object with cultural
value to a California Native American
tribe, and that is:

☐ ☒ ☐ ☐

i) Listed or eligible for listing in the
California Register of Historical
Resources, or in a local register of
historical resources as defined in
Public Resources Code section
5020.1(k), or

☐ ☐ ☐ ☒

ii) A resource determined by the
lead agency, in its discretion and
supported by substantial evidence,
to be significant pursuant to criteria
set forth in subdivision (c) of Public
Resources Code §5024.1. In
applying the criteria set forth in
subdivision (c) of Public Resource
Code § 5024.1, the lead agency shall
consider the significance of the
resource to a California Native
American tribe.

☐ ☒ ☐ ☐

a) Would the project cause a substantial adverse change in the significance of a tribal
cultural resource, defined in Public Resources Code § 21074 as either a site, feature,
place, cultural landscape that is geographically defined in terms of the size and scope
of the landscape, sacred place, or object with cultural value to a California Native
American tribe, and that is:

i. Listed or eligible for listing in the California Register of Historical Resources,
or in a local register of historical resources as defined in Public Resources
Code section 5020.1(k), or
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ii. A resource determined by the lead agency, in its discretion and supported by
substantial evidence, to be significant pursuant to criteria set forth in
subdivision (c) of Public Resources Code § 5024.1. In applying the criteria set
forth in subdivision (c) of Public Resource Code § 5024.1, the lead agency shall
consider the significance of the resource to a California Native American tribe.

Impact: Less than Significant Impact with Mitigation Incorporated
No reservations exist within the City of National City. Local tribes identified by the NAHC
to have traditional and cultural affiliation with the geographic area of National City were
contacted for consultation by the City via letter in early January 2023 (see Appendix D).
Two responses, one from the Viejas Band of Kumeyaay Indians (“Viejas Band”), was
received via email on January 19, 2023, and one from Sycuan Band of the Kumeyaay
Nation Cultural Resource Center on April 4, 2023.
The Viejas Band noted that cultural resources of import to the tribe are within or located
in proximity to the Project site. The Viejas Band request that a Kumeyaay Cultural Monitor
be on site for ground disturbing activities and to be informed of any new developments
such as inadvertent discovery of cultural artifacts, cremation sites, or human remains.
The Sycuan Band of the Kumeyaay Nation Cultural Resource Center identified that the
project is not within the boundaries of the recognized Sycuan Indian Reservation however
it is within the Kumeyaay Nation’s traditional territory.   As detailed in the April 4 letter,
additional materials and requests to contact the Kumeyaay Tribes have been conducted by
the City of National City and is included in Appendix D.
The Proposed Project would comply with all relevant sections of the Public Resources
Code (PRC) as it relates to Tribal Cultural Resources.

Section 5097.5 of the PRC states that “No person shall knowingly and willfully excavate
upon, or remove, destroy, injure or deface any historic or prehistoric ruins, burial
grounds, archaeological or vertebrate paleontological site, including fossilized footprints,
inscriptions made by human agency, or any other archaeological, paleontological or
historical feature, situated on public lands, except with the express permission of the
public agency having jurisdiction over such lands. Violation of this section is a
misdemeanor.”
Section 5097.9 of the PRC specifies the procedures to be followed in the event of the
unexpected discovery of human remains on nonfederal land. The disposition of Native
American burial falls within the jurisdiction of NAHC.

Section 5097.98 further defines the standards for handling Native American human
remains. Section 5097.993 sets requirements for the unlawful and malicious excavation,
removal, destruction, injury, or defacing of a Native American historic, cultural, or
sacred site, which is listed or may be eligible for listing in the California Register of
Historical Resources (CRHR).

In addition, Section 7050.5 requires that construction or excavation halt in the vicinity
of discovered human remains until the coroner can determine whether the remains are
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those of a Native American. If determined to be Native American, the coroner must
contact the NAHC.

With a monitor present during ground disturbance and with compliance with the regulatory
context identified above, impacts to tribal cultural resources would be less than significant
with mitigation incorporated.
Mitigation Measures:

CUL-1 Archaeological and/or Native American Monitoring
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XIX. Utilities and Service Systems

Issues
Potentially
Significant

Impact

Less Than
Significant with

Mitigation
Incorporated

Less Than
Significant

Impact

No
Impact

XIX. Utilities and Service Systems. Would the project:
a) Require or result in the relocation
or construction of new or expanded
water, wastewater treatment or storm
water drainage, electric power, natural
gas, or telecommunications facilities,
the construction or relocation of
which could cause significant
environmental effects?

☐ ☐ ☒ ☐

b) Have sufficient water supplies
available to serve the project and
reasonably foreseeable future
development during normal, dry and
multiple dry years?

☐ ☐ ☒ ☐

c) 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?

☐ ☐ ☒ ☐

d) Generate solid waste in excess of
state or local standards, or in excess of
the capacity of local infrastructure, or
otherwise impair the attainment of
solid waste reduction goals?

☐ ☐ ☒ ☐

e) Comply with federal, state, and
local management and reduction
statutes and regulations related to
solid waste?

☐ ☐ ☒ ☐

The existing residence on the Project site is served by several utility services including
potable water, sewer, communication, electric and natural gas. The site is connected to a
1-inch service lateral connected to a 12-inch water main on Plaza Bonita Center Way. A
sewer mainline located under Plaza Bonita Center Way also services the existing residence.
a) Require or result in the relocation or construction of new or expanded water,

wastewater treatment or storm water drainage, electric power, natural gas, or
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telecommunications facilities, the construction or relocation of which could cause
significant environmental effects?

Impact:
The Proposed Project would connect to existing infrastructure for electrical, natural gas,
water, wastewater, storm drain and telecommunication facilities. Since the Proposed
Project would increase density on site from one residence to ten, it would require the
following easements from service providers to expand utilities to adequately serve the
additional residences:

 10-foot telephone/communication easement to Pacific Telephone

 10-foot SDG&E easement for poles, wires and appurtenances

 30-foot SDG&E easement for electrical and communication facilities

 20-foot wide sewer easement
Each of these easements would be located in existing disturbed areas (i.e., roadway and on
site) and would not require additional disturbance beyond what is accounted for in the
development of the project. Therefore, no additional construction impacts would result
from the installation of utilities.
Therefore, the Proposed Project would have less then significant impacts.

Mitigation Measures: None
b) Have sufficient water supplies available to serve the project and reasonably

foreseeable future development during normal, dry and multiple dry years?
Impact:
The Sweetwater Authority responded to the Applicant via letter on July 5, 2022, to the
request for annexation of the two parcels including the subject property. Parcel 591-100-
31 is already serviced by Sweetwater Authority and parcel 591-100-27 will only require
lateral connections for service. As noted above in Section IX. Hydrology and Water Quality,
a WSA was completed for the Adopted General Plan area, which includes the area Project
site is located within64. The WSA concluded that water supplies under the scenarios of
normal, single and multi-dry years were adequate to meet the projected demands planned
development projects within the SWA service area through 2030. Therefore, the
Sweetwater Authority has sufficient water supplies available to serve the Proposed Project
and the Proposed Project would have less than significant impacts on insufficient water
supplies.
Mitigation Measures: None
c) 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?

64 Sweetwater Authority. 2010. Draft Water Supply Assessment City of National City General Plan Update.
https://www.nationalcityca.gov/home/showpublisheddocument/4445/636090627169130000. Accessed January 13, 2023.
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Impact: Less Than Significant Impact
The Proposed Project would connect the proposed residential development to the National
City operated sewer main located under Plaza Bonita Center Way. The Wastewater Master
Plan, which used SANDAG population projections through 2027 to assess future
wastewater volume demand, noted that the general area has not been identified as a major
contributor to wastewater volumes.65 Since the Proposed Project is consistent with the
Adopted General Plan, and therefore assessed in the Wastewater Master Plan per
SANDAG projections, the Proposed Project is not anticipated to exceed National City’s
wastewater capacities. Therefore, the Proposed Project would have less than significant
impacts.

Mitigation Measures: None
d) Generate solid waste in excess of state or local standards, or in excess of the capacity

of local infrastructure, or otherwise impair the attainment of solid waste reduction
goals?

Impact: Less Than Significant Impact
Construction debris from demolition of the existing residence and excavation would not
generate solid waste in excess state and local standards. Under Municipal Code Section
15.80.050 through 15.80.100, All construction would be required to divert waste from
construction and demolition or have their deposit forfeited.
Operational residential solid waste generation would not exceed the capacity of local
infrastructure as it is a relatively low-density development. General Plan Land Use Element
Policy LU-8.1 describes the requirement that new development, including infill projects,
provide fair share contributions toward the costs of the public facilities, services, and
infrastructure necessary to serve the development, including solid waste. As noted in the
2011 EIR for the Adopted General Plan, local landfills have adequate capacity to serve the
community through 2030.
Therefore, the Proposed Project would have less than significant impacts on solid waste
capacities and the impairment of solid waste reduction goals.

Mitigation Measures: None
e) Comply with federal, state, and local management and reduction statutes and

regulations related to solid waste?
Impact: Less Than Significant Impact
National City has adopted a Source Reduction and Recycling Element, a Household
Hazardous Waste Element, and a Non-Disposal Facility Element in compliance with
Assembly Bill 939, the California Integrated Waste Management Act of 1989. As noted
above in threshold (d), construction of the Proposed Project would be in compliance with
disposal regulations. The Proposed Project would not conflict with state or local regulations
on waste reduction and therefore would have less than significant impacts.

65 National City. 2023. Sewer and Wastewater. https://www.nationalcityca.gov/government/engineering-public-works/public-works/sewer-waste-
water. Accessed January 12, 2023.
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Mitigation Measures: None
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XX. Wildfire

Issues
Potentially
Significant

Impact

Less Than
Significant with

Mitigation
Incorporated

Less Than
Significant

Impact

No
Impact

XX. Wildfire. If located in or near state responsibility areas or lands classified as very high fire
hazard severity zones, would the project:
a) Substantially impair an
adopted emergency response
plan or emergency evacuation
plan?

☐ ☐ ☒ ☐

b) Due to slope, prevailing
winds, and other factors,
exacerbate wildfire risks, and
thereby expose project occupants
to pollutant concentrations from
a wildfire or the uncontrolled
spread of a wildfire?

☐ ☐ ☒ ☐

c) Require the installation or
maintenance of associated
infrastructure (such as roads, fuel
breaks, emergency water
sources, power lines or other
utilities) that may exacerbate fire
risk or that may result in
temporary or ongoing impacts to
the environment?

☐ ☐ ☒ ☐

d) Expose people or structures to
significant risks, including
downslope or downstream
flooding or landslides, as a result
of runoff, post-fire slope
instability, or drainage changes?

☐ ☐ ☐ ☒

a) Substantially impair an adopted emergency response plan or emergency evacuation
plan?

Impact: Less than Significant Impact
The Proposed Project proposes infill residential development on an existing residential site
and would increase accessibility to the site with the construction of a road with access to
Plaza Bonita Center Way. It would not interfere or impair existing emergency response or
evacuation plans.
Mitigation Measures: None
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b) Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and
thereby expose project occupants to pollutant concentrations from a wildfire or the
uncontrolled spread of a wildfire?

Impact: Less than Significant Impact
As stated in Hazards and Hazardous Materials, the Proposed Project is subject to review
by the Fire Department for consistency with Title 15, Chapter 15.28 California Fire Code
prior to issuance of development permits. The project has been determined to meet all Fire
Code requirements.  The Proposed Project proposes infill residential developments on an
existing residential site and would not exacerbate wildfire risks. Therefore, there would be
a less than significant impact.

Mitigation Measures: None
c) Require the installation or maintenance of associated infrastructure (such as roads,

fuel breaks, emergency water sources, power lines or other utilities) that may
exacerbate fire risk or that may result in temporary or ongoing impacts to the
environment?

Impact: Less than Significant Impact
The Proposed Project proposes the construction of a private street connecting the
residential development to Plaza Bonita Center Way. However, the installation and
maintenance of this roadway and ingress/egress would not exacerbate fire risks or result in
temporary or ongoing impacts to the environment as this is located within an existing
urbanized community.
Mitigation Measures: None
d) Expose people or structures to significant risks, including downslope or downstream

flooding or landslides, as a result of runoff, post-fire slope instability, or drainage
changes?

Impact: Less than Significant Impact
The Proposed Project proposes infill residential developments on an existing residential
site and would not substantially change runoff or drainage on site in a way that would
increase these risks. Surface runoff would discharge to the existing discharge points and
would therefore not expose people or structures to significant risks as a result of runoff,
post-fire slope instability, or drainage changes.
Therefore, there would be a less than significant impact.

Mitigation Measures: None
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XXI. Mandatory Findings of Significance

Issues
Potentially
Significant

Impact

Less Than
Significant

with
Mitigation

Incorporated

Less Than
Significant

Impact

No
Impact

XXI. Mandatory Findings of Significance.

a) Does the project have the potential
to substantially 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, substantially 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?

☐ ☒ ☐ ☐

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.)

☐ ☐ ☒ ☐

c) Does the project have
environmental effects which would
cause substantial adverse effects on
human beings, either directly or
indirectly?

☐ ☐ ☒ ☐

a) Does the project have the potential to substantially 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, substantially 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?

Impact: Less than Significant Impact with Mitigation Incorporated
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The Proposed Project would not have the potential to substantially degrade the quality of
the environment or substantially impact biological or cultural resources with
implementation of the mitigation measures identified below. The Proposed Project would
implement mitigation measures to protect species through pre-construction surveys and
through protection of the drainage, which supports riparian and non-wetland habitat. In
addition, the presence of a monitor during ground disturbance will reduce potential impacts
to unanticipated discovery of archaeological resources.
Mitigation Measures:

MM BIO-1: Pre-construction Avian Survey
MM BIO-2: Construction Fencing

MM BIO-3: Permanent Open Space Easement
CUL-1 Archaeological and/or Native American Monitoring

CUL-2 Unanticipated Discovery of Archaeological Resources

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.)

Impact: Less than Significant Impact
CEQA Guidelines Section 15065(a) states that a Lead Agency shall consider whether the
cumulative impact of a project is significant and whether the effects of the project are
cumulatively considerable. The assessment of the significance of the cumulative effects of
a project must, therefore, be conducted in connection with the effects of past projects, other
current projects, and probable future projects.
As described in the impact analyses in the sections above, a majority of potential impacts
to resources are less than significant and would not require mitigation measures to reduce
impacts. To biological and cultural resources, impacts would be less than significant with
mitigation incorporated. Due to the nature of the Proposed Project and consistency with
environmental policies, incremental contributions to impacts are considered less than
cumulatively considerable. The Proposed Project would not contribute substantially to
adverse cumulative conditions, or create any substantial indirect impacts (i.e., increase in
population could lead to an increased need for housing, increase in traffic, air pollutants,
etc.).
All other pending, approved, and completed projects in the vicinity of the Proposed Project
would be subject to review in separate environmental documents and required to conform
to the National City Municipal Code, mitigate for project-specific impacts, and provide
appropriate engineering to ensure the development meets all applicable federal, State, and
local regulations and codes. As currently designed, and by complying with applicable
codes and regulations, the Proposed Project would not contribute to a cumulative impact.
Thus, the cumulative impacts of pending, approved, and completed projects would be less
than cumulatively considerable and therefore less than significant.
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Mitigation Measures: None
c) Does the project have environmental effects which would cause substantial adverse

effects on human beings, either directly or indirectly?
Impact: Less than Significant Impact
The analyses of environmental issues contained in this IS/MND indicate that the Proposed
Project is not expected to have probable or substantial impacts on human beings, either
directly or indirectly, and would therefore have a less than significant impact.
Mitigation Measures: None
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4.0 LIST OF PREPARERS
WSP USA
Stephanie Whitmore

Annie Lee, AICP
Elizabeth Diaz

Alexa Kerr
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5.0 APPENDICES
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APPENDIX A - MITIGATION MONITORING AND REPORTING PROGRAM

Measure
No. Description Responsibility Timing Date Initial

BIO-1

Pre-construction Avian Survey. If
construction occurs within the avian
breeding season of February 1
through August 31, a qualitied
Biologist shall conduct a pre-
construction avian nesting survey no
more than 3 days prior to the start of
construction or grubbing.  The pre-
construction avian survey shall be
conducted with a 300-foot buffer of
all areas of disturbance.  If the survey
finds that there is no nesting activity
within the area of potential
disturbance, clearing and grading
activities shall be allowed to proceed.
If the survey finds an active nest, then
clearing and grading shall not occur
within 300 feet of the active nest until
nesting activity has been determined
complete by the qualified biologist.

Planning
Department Prior to construction

BIO-2
Construction Fencing. The drainage
shall be protected from direct and
indirect impacts by providing a

Planning
Department Prior to construction
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Measure
No. Description Responsibility Timing Date Initial

physical barrier between clearing,
grading, and construction.
A temporary silt fence shall be
installed along the southern edge of
Proposed Project impacts prior to
clearing and grading.

BIO-3

Permanent Open Space Easement
A permanent open easement shall be
recorded over the on-site drainage
channel (Open Space Lot C on the
Tentative Map) and shall include the
following provisions.
The open easement area shall be
permanently fenced with a three-foot
split-rail fence to discourage entry
into the drainage.
Maintenance of the area, including
brush management for wildfires and
removal of trash and debris, would
be the responsibility of the
homeowners’ association (HOA)
and shall be reflected in the
Covenants, Conditions and
Restrictions (CC&Rs) for the
property.

Planning
Department Prior to construction
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Measure
No. Description Responsibility Timing Date Initial

No vegetative removal within the
drainage shall occur during the
breeding season without prior
consultation of a biologist.
The area shall be kept free of trash
and debris at all times.

CUL-1

Archaeological and/or Native
American Monitoring. A qualified
archaeological and/or Native
American monitor shall be present
during construction activities that
involve subsurface grading and/or
excavation involving the disturbance
of native soils more than 3 feet in
depth. The monitor(s) would ensure
that unanticipated finds are not
damaged or destroyed.

Planning
Department Prior to construction

CUL-2

Unanticipated Discovery of
Archaeological Resources. In the
event of an unanticipated discovery
of archaeological resources during
construction, construction should
stop on the site until a qualified
archaeologist can survey the resource
and determine potential impacts and

Planning
Department During Construction
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No. Description Responsibility Timing Date Initial

necessary preservation measures.
Any archaeological resources that are
found would be identified,
adequately documented in the field,
and/or preserved, as recommended
by a qualified archaeologist.
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APPENDIX C – TECHNICAL STUDIES
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APPENDIX C.1 -–AIR MODELING: CALEEMOD RESULTS
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APPENDIX C.2 –BIOLOGICAL RESOURCE LETTER REPORT FOR THE
VALLEY VIEW PROJECT
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APPENDIX C.3 – WATER RESOURCES DELINEATION REPORT
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APPENDIX C.4 – CULTURAL RESOURCES SURVEY FOR THE VALLEY
VIEW DEVELOPMENT PROJECT
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APPENDIX C.5 – GEOTECHNICAL INVESTIGATION PROPOSED
RESIDENTIAL SUBDIVISION SITE
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APPENDIX C.6 – STORMWATER QUALITY MANAGEMENT PLAN WITH
DRAINAGE STUDY
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RESOLUTION NO. 2023- 

 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, CALIFORNIA, 

APPROVING THE ANNEXATION OF TWO PROPERTIES LOCATED AT 3410 VALLEY 

ROAD (BONITA) AND A TENTATIVE SUBDIVISION MAP FOR A 10-LOT RESIDENTIAL 

DEVELOPMENT. 

 

 WHEREAS, application was made for the annexation of two properties at 3410 Valley 

Road (Bonita) and a Tentative Subdivision Map for a 10-lot residential development lots at 

property generally described as: 

 

See attached EXHIBIT “A” 

 

WHEREAS, the Planning Commission conducted a duly noticed public hearing on 

August 7, 2023, and recommended that the City Council approve the Tentative Subdivision Map 

for a 10-lot residential development; and 

 

WHEREAS, the City Council of the City of National City, California, considered said 

applications at a duly advertised public hearing held on September 5, 2023, and 

WHEREAS, at said public hearing the City Council considered the staff report provided 

for Case File No. 2022-13 S, ANNEX, which is maintained by the City and incorporated herein 

by reference; along with any other evidence presented 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 hereby taken is found to be essential for the preservation of the 

public health, safety and general welfare.  

 

 NOW, THEREFORE, THE CITY COUNCIL OF NATIONAL CITY, CALIFORNIA, DOES 

RESOLVE, DECLARE, DETERMINE, AND ORDER AS FOLLOWS:  

 

Section1: That the evidence presented to the City Council at the public hearing held 

on September 5, 2023, support the following findings: 

 

1. The proposed map is consistent with the National City General Plan because the 

proposed subdivision, at a density of four units per acre, is consistent with the Low-

Medium Density Residential land use designation, which specifies a maximum density of 9 

dwelling units per acre. 

 

2. The site is physically suitable for the proposed type of development because a residential 

project can be located on level building pads on the new parcels with appropriate grading 

(subject to a City grading permit). 
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3. The site is physically suitable for the proposed density of development because the new 

parcel can accommodate the proposed residential development and would not exceed the 

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 the associated Mitigated Negative Declaration (MND) determined 

that the project would not have the potential to substantially degrade the quality of the 

environment or substantially impact biological or cultural resources with implementation 

of the mitigation measures identified in the MND. 

 

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 (sewer 

service, curb, gutter, sidewalk, etc.) 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 there are no easements existing on the property 

the applicant is proposing to subdivide and the development would include appropriate 

new easements necessary for access, maintenance, and longevity of required elements. 

 

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 residential development.  

 

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 for at least ten additional housing units, which will provide additional 

housing opportunities to meet the housing needs of the region. 

 

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. 

 

Section 2: That the application for the Tentative Subdivision Map is approved subject 

to the following conditions: 
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General 

1. This Tentative Subdivision Map authorizes a thirteen lot subdivision for 10 residential 

parcels, one parcel comprised of a private street, on parcel comprised of common open 

space, and one parcel comprising a permanent open space easement (basin) at property 

located at 3410 Valley Road. Except as required by Conditions of Approval, all plans 

submitted for permits associated with the project shall conform with Exhibit A-Revised, 

Case File No. 2022-13 S, ANNEX, IS, dated 4/19/23.  

2. This Tentative Subdivision Map shall not become effective until the Mitigation Negative 

Declaration associated with the project has been certified and the Notice of Determination 

filed. 

3. This Tentative Subdivision Map shall not become effective until the post-entitlement 

annexation process with the Local Agency Formation Commission (LAFCO) has been 

completed. 

4. Before this Tentative Subdivision 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. 

5. 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. 

6. 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. The current fee to record the Notice of 

Determination for a Mitigated Negative Declaration is $2,764 plus associated fees, but 

may be subject to change. 

 

Building 

7. Plans submitted for demolition and construction improvements shall comply with the 2022 

edition of the California Building, Mechanical, Electrical, Plumbing, Accessibility, Green, 

Energy and Fire Codes.  
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Engineering 

8. 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. 

9. 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 (http://www.nationalcityca.gov/city-

government/engineering-public-works/engineering-division/online-services-forms-fees).  

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. 

10. 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 

11. 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. 

12. All existing and proposed curb inlet on property shall be provided with a “No Dumping” 

signage in accordance with the NPDES program. 

13. 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. 

14. A Notice of Intent (NOI) shall be filed with the Regional Water Quality Control Board 

(RWQCB). 

15. 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. 

16. 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 
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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. 

17. 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. 

18. 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. 

19. 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. 

20. 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.  

21. 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. 

22. 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. 

23. 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 
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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.  

24. 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. 

25. No building encroachment will be allowed within any existing or proposed easements.  

The easements shall be shown on the plans.  

26. The deteriorated portions of the existing street improvements along the property 

frontages shall be removed and replaced.  Specifically Those portions of the sidewalk, 

curb and gutter as marked out in the field.  

27. Street pavement repair will be required in the form of a two-inch asphalt cap over the 

easterly half of Plaza Bonita Center Way from the street center line to the gutter edge 

extending from the northerly property line to the southerly property line as extended 

through the right of way.  Full depth restorations of the street shall be required at those 

locations as marked out in the field. 

28. 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.  

29. 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.  

30. 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 as shown 

in the grading and improvement plans.  

31. 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.  

32. The curb returns at the corners of Private Street “A” and Plaza Bonita Center Way shall 

be provided with new pedestrian ramps and shall conform to the San Diego Regional 

Standard Drawings.  A separate street improvement plan will be required for the 

improvement work. The plan shall show the relocation of all existing improvements, such 

as fire hydrant, utility boxes, poles etc. in conflict with the work. 

33. NO PARKING zone(s) (red curbing) shall be provided along the entire Private Street “A” 

including the street knuckle and cul-de-sac areas. 

34. The existing wall along the property frontage adjacent to Plaza Bonita Center Way shall 

be repaired, replaced or removed due to the existing damage. 

35. All electrical, telephone and similar distribution service wires for the new structure(s) 

shall be placed underground.  
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36. 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.  

37. 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.  

38. Separate water and sewer laterals shall be provided to each lot/parcel.  

39. The developer shall bond for the monumentation, the public improvements and the on-

site grading, drainage, landscaping, and other improvements through a Subdivision 

Improvement Agreement with the City prior to the approval of the final map.  

40. SUSMP documentation must be submitted and approved. 

41. All utilities distribution facilities within the boundaries of the subdivision, and within the 

half street abutting the new subdivision, shall be placed underground. 

42. The final map shall be recorded prior to issuance of any building permit. 

43. All new property line survey monuments shall be set on private property, unless 

otherwise approved. 

Fire 

44. Plans submitted for improvements must comply with the 2022 edition of the California Fire 

Code (CFC), and the current editions of the National Fire Protection Association (NFPA) 

and California Code of Regulations (CCR). 

45. Fire alarms and fire sprinklers shall be evaluated and installed for the intended use per 

code requirements.  

46. 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  

47. 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-weather road with the ability to 

support 75,000 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. 

48. Parking shall not impact requirements of any required turn-around provision or roadway 

at any time. 

49. 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 
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designed shall be maintained in a clean and legible condition at all times and be 

replaced or repaired when necessary to provide adequate visibility.  

50. 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. 

51. 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 2022 Edition - 

Section 503.1.2)  

52. Grades of any required fire apparatus road shall be within the limits established (15% 

Grade) by the Fire Code Official based on Fire Department’s apparatus.  

53. 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. 

54. Buildings or portions of buildings or facilities exceeding 30 feet in height measured 

vertically from the centerline of the street adjacent to the project above the lowest level 

of fire department vehicle access shall be provided with approved fire apparatus access 

roads capable of accommodating fire department aerial apparatus. Overhead utility and 

power lines shall not be located within the aerial fire apparatus access roadway. 

55. Every building four stories or more shall be provided with not less than one standpipe for 

use during construction. Such standpipes shall be installed when the progress of 

construction is not more than 35 feet in height above the lowest level of fire department 

access. Such standpipes shall be provided with fire department hose connections at 

accessible locations adjacent to such useable stairs and the standpipe outlets shall be 

located adjacent to such useable stairs. Such standpipe systems shall be extended as 

construction progresses to within one floor of the highest point of construction having 

secured decking or flooring. On each floor there shall be provided a 2 ½ -inch valve 

outlet for fire department use  

56. Where the roof has a slope less than four units vertical in 12 unit’s horizontal, a hose 

connection shall be located to serve the roof of at the highest landing of a stairway with 

stair access to the roof provided in accordance with the current code. 

57. 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)  

58. 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  
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59. Provide calculation confirming flow availability to meet fire flow demands and supply 

large diameter hose (4 inch)  

60. Fire hydrants to be marked by use of blue reflective marker in the roadway  

61. Upon submittal for an underground permit, the following shall be included:  

 Data sheet for Back-Flows  

 Data sheets for Private and Commercial Hydrants  

 Data sheets for Post Indicator Valves  

62. An approved water supply for fire protection, either temporary or permanent, shall be 

made available as soon as combustible material arrives on the site. 

63. Approved vehicle access for firefighting shall be provided to all construction and 

demolition sites. Vehicle access shall be provided to within 100 feet of temporary or 

permanent fire department connections. Vehicle access shall be provided by either 

temporary or permanent roads, capable of supporting vehicle loading under all weather 

conditions. Vehicle access shall be maintained until permanent fire apparatus access 

roads are available  

64. 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. 

65. Should any plan corrections be required, the contractor must correct the plan and re-

submit to the Fire Department for approval prior to installation. 

Planning 

66. The developer shall provide a declaration of covenants, conditions and restrictions, 

running with the land, clearly setting forth the privileges and responsibilities, including 

maintenance, payment of taxes, etc. involved in the common ownership of parking areas, 

walks, buildings, utilities and open spaces prior to approval of the final map.  Said CC&R’s 

shall be subject to approval as to content and form by the City Attorney. The CC&R’s shall 

allow the City the authority but not the obligation to assume maintenance of the property 

and assess the full cost including overhead costs therefore as a lien against the property if 

said property is not adequately maintained per the agreement.  The CC&R’s shall include 

a determination that the funds provided by the maintenance provisions will be sufficient to 

cover all contemplated costs. 

67. A corporation, association, property owners’ group, or similar entity shall be formed with 

the right to assess all the properties which are jointly owned with interests in the common 

areas and facilities in the entire development to meet the expenses of such entity, and with 

authority to control, and the duty to maintain, all of said mutually available features of the 

development. Such entity shall operate under recorded conditions, covenants, and 

restrictions approved by the City Attorney as to form and content, which shall include 

compulsory membership of all owners and flexibility of assessments to meet changing 

costs of maintenance, repairs and services. 
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68. All required private or common ownership landscaping shall be maintained for the life of 

the project. 

69. The existing single-family home and all accessory structures on the property shall be 

demolished prior to issuance of the Final Map. 

Mitigation measures 

70. Pre-construction Avian Survey (BIO 1): If construction occurs within the avian breeding 

season of February 1 through August 31, a qualitied Biologist shall conduct a 

preconstruction avian nesting survey no more than 3 days prior to the start of 

construction or grubbing. The preconstruction avian survey shall be conducted with a 

300-foot buffer of all areas of disturbance. If the survey finds that there is no nesting 

activity within the area of potential disturbance, clearing and grading activities shall be 

allowed to proceed. If the survey finds an active nest, then clearing and grading shall not 

occur within 300 feet of the active nest until nesting activity has been determined 

complete by the qualified biologist. 

71. Construction Fencing (BIO 2): The drainage shall be protected from direct and indirect 

impacts by providing a physical barrier between clearing, grading, and construction.  A 

temporary silt fence shall be installed along the southern edge of Proposed Project 

impacts prior to clearing and grading. 

72. Permanent Open Space Easement (BIO 3): A permanent open easement shall be 

recorded over the on-site   drainage channel (Open Space Lot C on the Tentative Map) 

and shall include the following provisions. The open easement area shall be 

permanently fenced with a three-foot split-rail fence to discourage entry into the 

drainage. Maintenance of the area, including brush management for wildfires and 

removal of trash and debris, would be the responsibility of the homeowners’ association 

(HOA) and shall be reflected in the Covenants, Conditions and Restrictions (CC&Rs) for 

the property. No vegetative removal within the drainage shall occur during the breeding 

season without prior consultation of a biologist. The area shall be kept free of trash and 

debris at all times.  

73. Archaeological and/or Native American Monitoring (CUL 1): A qualified archaeological 

and/or Native American monitor shall be present during construction activities that 

involve subsurface grading and/or excavation involving the disturbance of native soils 

more than 3 feet in depth. The monitor(s) would ensure that unanticipated finds are not 

damaged or destroyed.  

74. Unanticipated Discovery of Archaeological Resources (CUL 2): In the event of an 

unanticipated discovery of archaeological resources during construction, construction 

should stop on the site until a qualified archaeologist can survey the resource and 

determine potential impacts and necessary preservation measures. Any archaeological 

resources that are found would be identified, adequately documented in the field, and/or 

preserved, as recommended by a qualified archaeologist. 

County of San Diego 

75. Prior to any hearing before the San Diego Local Agency Formation Commission 

(LAFCO), a Multiple Species Conservation Program (MSCP) consistency review 
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agreement between the United States Fish & Wildlife Service (USFWS), California 

Department of Fish & Wildlife (CDFW), County of San Diego (County), and City of 

National City shall be executed to ensure that any development of the annexed lands 

proceeds in accordance with the conservation goals of the MSCP. The MSCP 

consistency review agreement will set forth the resulting responsibilities pursuant to the 

MSCP for ongoing maintenance and enforcement of the terms of the County’s 

Implementing Agreement by and between USFWS and CDFW, and the MSCP, as they 

relate to the annexed land. 

76. If any of the County-maintained roads are trenched and/or cut within three years after 

the road is resurfaced, the developer will be required under the County’s Cut Policy to 

resurface the full width of the road with the same treatment. Please coordinate with 

Lawrence Hirsch, Utility Coordinator, for any updates or questions at (858) 694-2215 or 

at lawrence.hirsch@sdcounty.ca.gov. 

77. The County of San Diego Vector Control Program (VCP) has the authority pursuant to 

state law and County Code to order the abatement of any mosquito breeding that does 

occur either during construction or after the project is completed that is determined to be 

a vector breeding public nuisance. The VCP will exert that authority as necessary to 

protect public health if the project is not designed and constructed to prevent such 

breeding.  

78. The project shall be designed and constructed in a manner to minimize address 

potential impacts from possible mosquito breeding sources. Specifically, the developer 

shall ensure construction-related depressions created by grading activities, vehicle tires, 

and excavation do not result in depressions that will hold standing water. In addition, 

drains, BMPs, stormwater capture systems, and other structures shall not create a 

potential mosquito breeding source. Any area that is capable of accumulating and 

holding at least ½ inch of water for more than 96 hours can support mosquito breeding 

and development. Design for any habitat remediation shall be consistent with guidelines 

for preventing mosquito habitat creation.  

79. For your information, the County of San Diego Guidelines for Determining Significance 

for Vectors can be accessed on the County of San Diego website by navigating to 

htttp://www.sandiegocounty.gov/content/dam/sdc/pds/docs/vector_guidelines.pdf and 

the California Department of Public Health Best Management Practices for Mosquito 

Control in California is also available on the County of San Diego website at 

https://www.cdph.ca.gov/Programs/CID/DCDC/Pages/MosquitoesandMosquitoBorneDis

eases.aspx#  

Local Agency Formation Commission (LAFCO) 

80. The annexation of the affected territory to the City of National City would necessitate 

consideration of several concurrent jurisdictional changes and/or sphere of influence 

amendments. These concurrent actions should be documented in the application 

materials and involve all of the following:  

a. Detachment from County Service Area No. 135  

b. Detachment from Bonita-Sunnyside Fire Protection District + Associated Sphere of 

Influence Amendment  
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c. Detachment from South Bay Irrigation District 

81. Should the annexation of the affected territory to the City of National City be requested 

and approved by LAFCO, no changes to the general plan designation or zoning may be 

allowed for the next two-year period unless otherwise authorized under Government 

Code Section 56375(e). 

Caltrans 

82. Caltrans has discretionary authority with respect to highways under its jurisdiction an 

may, upon application and if good cause appears, issue a special permit to operate or 

move a vehicle or combination of vehicles or special mobile equipment of a size or 

weight of vehicle or load exceeding the maximum limitations specified in the California 

Vehicle Code. The Caltrans Transportation Permits Issuance Branch is responsible for 

the issuance of these special transportation permits for oversize/overweight vehicles on 

the State Highway network. Additional information is provided online at: 

http://www.dot.ca.gov/trafficops/permits/index.html 

Sweetwater Authority 

83. Any future development or material changes to these sites will require the owner to 

apply to the Authority for water service and could also require a request for an easement 

quitclaim. The Authority's Design and Standard Specifications of Construction of Water 

Facilities can be found at: www.sweetwater.org.  

Section 3: That the City Council hereby approves the Tentative Subdivision Map for 

a 10-lot residential development located at 3410 Valley Road subject to the above Conditions of 

Approval.   

Section 4: The City Clerk shall certify to the passage and adoption of this Resolution 

and enter it into the book of original Resolutions. 

PASSED and ADOPTED this 5th day of September 2023. 

 __________________________ 

 Ron Morrison, Mayor 

ATTEST: 

_____________________________ 

Shelley Chapel, MMC 

City Clerk 

APPROVED AS TO FORM: 

_____________________________ 

Barry J. Schultz 

City Attorney 
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   AGENDA REPORT 
 

Department:   Housing Authority 
Prepared by:   Carlos Aguirre, Acting Deputy City Manager & Director of Housing  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 

 

 

SUBJECT: 
Certification of the Supplemental Program Environmental Impact Report for the Focused General 
Plan Update 
 
RECOMMENDATION:  
Conduct a Public Hearing and Adopt the Resolution Entitled: “Resolution of the City Council of 
the City of National City, California, Certifying the Final Supplemental Program Environmental 
Impact Report (SPEIR) with the Selection of the Alternate Project Location Alternative, and 
Adopting Findings of Fact, a Statement of Overriding Considerations, and a Mitigation Monitoring 
and Reporting Program for the City of National City Focused General Plan Update.” 
 
BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
On August 21, 2023, the Planning Commission recommended that the City Council certify the 
Supplemental Program Environmental Impact Report with the selection of the Alternate Project 
Location Alternative (Resolution No. 2023-15).  
 
EXPLANATION: 
 

BACKGROUND 
 

One environmental document, a Supplemental Program Environmental Impact Report (SPEIR), 
was prepared to analyze the Focused General Plan Update (FGPU) and related documents. The 
SPEIR includes the adoption of the Housing Element, the Land Use Element, Transportation 
Element, Safety Element, Zoning Map, and Climate Action Plan have been updated. The 
Downtown Specific Plan, Westside Specific Plan, and Municipal Code have been updated for 
consistency, as well. Additionally, new Objective Design Standards Floor Area Ratio Bonus 
Regulations have been created to comply with State legislation and streamline the housing 
approval process.  
 

ENVIRONMENTAL DETERMINATION 

  
Final Program Environmental Impact Report (Final SPEIR) 

 
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 

Page 346 of 1838



 

 

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 California Code Regulations Title 14 §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 California 
Code Regulations Title 14 §15126.6 of the CEQA Guidelines.   
 

Alternate Project Location (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 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 
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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).  
 
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 Supplemental Environmental Impact Report – Located on the City website 
(https://fc.nationalcityca.gov/ui/core/index.html?mode=public&shareto=#expl-
tabl./SHARED/!2cAmdTIY983DHlv78OB34/D28QfINrxPmNKjel)  
 
FINANCIAL STATEMENT:  
Not Applicable 
      
RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Housing and Community Development   
 
ENVIRONMENTAL REVIEW:  
This is a project under CEQA and requires full environmental review and the preparation of an 
environmental impact report. California Code Regulations 15362. 
 

PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
Published in The Star News, on City Website and Posted on Bulletin Boards at City Hall. 
 

ORDINANCE: 
Not Applicable 
 
EXHIBITS:   
Exhibit A - Resolution  
Exhibit B – CEQA Findings of Fact and Statement of Overriding Considerations 
Exhibit C – Mitigation Monitoring and Reporting Program 
Exhibit D - PowerPoint Presentation 
Exhibit E – Public Notice  
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RESOLUTION NO. 2023- 

 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, CALIFORNIA, 

CERTIFYING THE FINAL SUPPLEMENTAL PROGRAM ENVIRONMENTAL IMPACT 

REPORT (SPEIR) WITH THE SELECTION OF THE ALTERNATE PROJECT LOCATION 

ALTERNATIVE, AND ADOPTING FINDINGS OF FACT, A STATEMENT OF OVERRIDING 

CONSIDERATIONS, AND A MITIGATION MONITORING AND REPORTING PROGRAM FOR 

THE CITY OF NATIONAL CITY FOCUSED GENERAL PLAN UPDATE 

 

WHEREAS, the City of National City (City) has prepared the Focused General Plan 

Update (FGPU, Project), which includes updates to General Plan policies and supporting 

updates to the Municipal Code (Title 18), Zoning Map, Downtown Specific Plan, and Westside 

Specific Plans. Policy updates will be reflected in the Land Use Element, Transportation 

Element, and Safety Element. The FGPU is inclusive of the Climate Action Plan update, Housing 

Strategic Plan, House National City Program and Bicycle Master Plan update; and 

 

WHEREAS, pursuant to the California Environmental Quality Act (“CEQA”) (Public 

Resources Code Section 21000 et. seq.), and its implementing regulations (the State CEQA 

Guidelines), 14 California Code of Regulations Section 15000 et. seq., the City is the lead 

agency for the Project, as the public agency with the principal responsibility for approving the 

proposed Project; and 

 

WHEREAS, in accordance with CEQA Guidelines Section 15082, the City distributed a 

Notice of Preparation (“NOP”) of the Draft SPEIR to the State Clearinghouse, local and regional 

responsible agencies, and other interested parties on March 19, 2022, for a 30-day public 

comment period. Various agencies and other interested parties responded to the NOP. In 

addition, a public scoping meeting was held on April 6, 2022; and 

 

WHEREAS, the Draft SPEIR for the proposed project was then prepared and after 

completing the Draft SPEIR (SCH No. 2010051009), the City released the document for public 

review for a 45-day public comment period, beginning February 17, 2023, and ending on April 

3, 2023, by filing a Notice of Availability in the Star News on February 17, 2023; and 

 

WHEREAS, the City received comments concerning the Draft SPEIR from public 

agencies, organizations, and individuals, and pursuant to CEQA Guidelines Section 15088, the 

City prepared responses to all written comments received on the Draft SPEIR, which raised 

environmental issues; and 
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WHEREAS, the City has determined that the comments received on the Draft SPEIR did 

not contain any significant new information within the meaning of CEQA Guidelines Section 

15088.5 and therefore, recirculation of the Draft SPEIR is not required; and 

  

WHEREAS, the City prepared a Final SPEIR, which contains the information required by 

CEQA Guidelines Section 15132, including the Draft SPEIR, the technical appendices and 

referenced documents, revisions and additions to those documents, public and agency 

comments on the Draft SPEIR and the City’s responses to comments, which was sent out for a 

10-day public notice period on May 17, 2023, pursuant to Public Resources Code Section 

21092.5; and 

 

WHEREAS, the Planning Commission conducted a duly noticed public hearing on August 

21, 2023, and considered the staff report, written public comments, and oral public testimony 

regarding a the Final SPEIR, Findings of Fact Statements of Overriding Consideration, and 

MMRP; and 

 

WHEREAS, the Planning Commission adopted Planning Commission Resolution No. 

2023-15 recommending that City Council certify the Final SPEIR with the Alternate Project 

Location Alternative, adopt the Findings of Fact Statements of Overriding Consideration, and 

approve the MMRP; and 

 

WHEREAS, pursuant to Public Resources Code Section 21092.5, the City provided a 

Notice of City Council Public Hearing to all organizations and individuals who had previously 

requested such notice, and published the Notice of Public Hearing on August 25, 2023, in the 

Star News; and 

 

WHEREAS, the City Council of the City of National City, fully considered the 

environmental impacts, Statement of Overriding Considerations, appropriate mitigation 

measures found in the SPEIR, and hereby makes findings, certifies the SPEIR and adopts the 

MMRP at a duly advertised public hearing held on September 5, 2023, at which time the City 

Council has considered substantial evidence to support the certification of the SPEIR and 

adoption of the MMRP; and 

 

WHEREAS, at said public hearing, the City Council considered all significant impacts, 

mitigation measures, and Project alternatives identified in the Final SPEIR and found that all 

potentially significant impacts of the Project have been lessened or avoided to the extent 

feasible; and 

  

WHEREAS, CEQA and the CEQA Guidelines provide that no public agency shall approve 

or carry out a project for which an SPEIR has been completed that identifies one or more 
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significant effects of the project unless the public agency makes certain written findings for each 

of the significant effects, accompanied by a statement of facts supporting each finding; and 

  

WHEREAS, CEQA and the CEQA Guidelines require that where an agency approves a 

project that would allow the occurrence of significant environmental effects, which are identified 

in an SPEIR, but are not mitigated to a level of insignificance, the agency state in writing the 

specific reasons supporting its action based on the Final SPEIR and/or other information in the 

record; and  

  

WHEREAS, pursuant to CEQA Guidelines Section 15091, 15093, and 15097, the City 

has prepared Findings of Fact, a Statement of Overriding Considerations, and a Mitigation 

Monitoring and Reporting Program, which have been filed with the City of National City (Exhibits 

B and C of the staff report); and 

  

WHEREAS, the City Council has balanced the benefits of the Project against its 

unavoidable environmental risks in making its recommendation on this Project as necessary to 

serve the existing and future needs of the City, has analyzed the information submitted by staff 

and considered any written and oral comments received at the public hearing, including all 

factors relating to the Project (Case File No. 2021-14 GP, A, IS), and has determined that any 

remaining unavoidable significant impacts are outweighed by specific economic, legal, social, or 

other benefits of the Project; and 

WHEREAS, at said public hearing before the City Council considered the staff report 

provided for Case File No. 2021-14 GP, A, IS, which is maintained by the City and incorporated 

herein by reference, along with any other evidence presented at said hearing; and 

 

WHEREAS, this action is taken pursuant to all applicable procedures required by State 

law and consistent with City ordinances and regulations; and 

 

WHEREAS, the action hereby taken is found to be essential for the preservation of the 

public health, safety, protection of the environment, and general welfare.  

 

NOW, THEREFORE, THE CITY COUNCIL OF NATIONAL CITY, CALIFORNIA, DOES 

RESOLVE, DECLARE, DETERMINE, AND ORDER AS FOLLOWS: 

 

Section 1: Findings. 

Pursuant to CEQA Guidelines Sections, the City is the “Lead Agency” for the project. 

1) The Final SPEIR was prepared in compliance with CEQA statute and Guidelines.  

2) The City has independently reviewed and analyzed the Final SPEIR, considered 

all substantial evidence, public comments, public testimony, responses to public comments, and 
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the City’s analysis of the SPEIR, MMRP, and related documents reflect the independent 

judgment of the City. 

3) The City has determined that the proposed FGPU project is approved despite the 

existence of certain significant environmental effects identified in the Final SPEIR and, pursuant 

to Public Resources Code Section 21081 and CEQA Guidelines Section 15091. The City Council 

makes and adopts the findings with respect to each significant environmental effect as set forth 

in the Findings of Fact, appended to the staff report as Exhibit B, which are hereby incorporated 

herein fully by this reference and made a part of the City’s administrative record herein and 

declares that it considered all relevant and substantial evidence described in connection with 

each such findings. 

4) An MMRP has been prepared by skilled and independent professionals for the 

project. The City Council adopts the mitigation measures. The MMRP is incorporated by 

reference attached as Exhibit C of the staff report and is considered part of the Record of 

Proceedings for the Project. 

5) The MMRP designates responsibility and anticipated timing for the implementation 

of mitigation measures. The City will serve as the MMRP Coordinator for those mitigation 

measures applicable to the City’s jurisdiction. 

6) In determining whether the Project has a significant impact on the environment, 

and in adopting these Findings pursuant to Section 21081 of CEQA, the City has based its 

decision on substantial evidence and has complied with CEQA Sections 21081.5 and 21082.2 

and CEQA Guidelines Section 15901(b) and all other relevant provisions of CEQA. 

7) The impacts of the Project have been analyzed to the extent feasible at the time of 

certification of the Final SPEIR.  

8) The City has made no decisions that constitute an irretrievable commitment of 

resources toward the Project prior to certification of the Final SPEIR, nor has the City previously 

committed to a definite course of action with respect to the Project. 

9) The City Council finds that pursuant to CEQA Section 21081(a) that adverse 

changes to the environment have been fully mitigated or have been determined to have 

overriding benefits to the City that outweigh those impacts.  

10) Copies of all the documents incorporated by reference in the Draft SPEIR and/or 

Final SPEIR are and have been available upon request at all times to any member of the public 

at the offices of the City, custodian of record for such documents or other materials. 

11) Having received, reviewed, and considered all information and documents in the 

administrative record, the City Council conditions the Project and approves the Project 

consistent with the Findings herein. 
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Section 2: That the City Council hereby certifies the Final SPEIR with the selection of the 

Alternate Project Location Alternative and adopts the Findings of Fact, Statements of Overriding 

Consideration, and approves the MMRP for mitigation measures applicable to the City’s portions 

of the Project. 

 

Section 3: The City Clerk shall certify to the passage and adoption of this Resolution and 

enter it into the book of original Resolution. 

 

PASSED and ADOPTED this 5th day of September 2023. 

 

_____________________________ 

Ron Morrison, Mayor 

 

ATTEST: 

 

_____________________________ 

Shelley Chapel, MMC, City Clerk 

 

APPROVED AS TO FORM: 

 

_____________________________ 

Barry J. Shultz, City Attorney 
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I. INTRODUCTION

A. California Environmental Quality Act

The California Environmental Quality Act (CEQA) (Pub. Res. Code §§ 21000, et seq.) and the 
CEQA Guidelines (14 Cal. Code Regs. §§ 15000, et seq.) promulgated thereunder, require 
that the environmental impacts of a project or program be examined before a project is 
approved. In addition, CEQA and the State CEQA Guidelines require that certain findings 
be made before project approval. It is the exclusive discretion of the decision-maker certifying 
the Environmental Impact Report (EIR) to determine the adequacy of the proposed candidate 
findings. It is the role of staff to independently evaluate the proposed candidate findings and 
to make a recommendation to the decision-maker regarding their legal adequacy. 
Specifically, CEQA Section 15091(a) states that no public agency shall approve or carry out 
a project or program for which an EIR has been certified which identifies one or more 
significant effects on the environment that would occur if the project were approved or carried 
out, unless such public agency makes one or more of the following findings: 

(1) Changes or alterations have been required in, or incorporated into, the project which
mitigate or avoid the significant environmental effects on the environment;

(2) Those changes or alterations are within the responsibility and jurisdiction of another
public agency and have been, or can or should be, adopted by that other agency; or

(3) Specific economic, legal, social, technological, or other considerations, including
considerations for the provision of employment opportunities for highly trained
workers, make infeasible the mitigation measures or alternatives identified in the
environmental impact report.

CEQA also requires that the findings made pursuant to Section 15091 of the CEQA 
Guidelines be supported by substantial evidence in the record (Section 15091(b) of the CEQA 
Guidelines). Under CEQA, substantial evidence means enough relevant information has 
been provided (and reasonable inferences from this information may be made) that a fair 
argument can be made to support a conclusion, even though other conclusions might also be 
reached. Substantial evidence must include facts, reasonable assumptions predicated upon 
facts, and expert opinion supported by facts (Section 15384 of the CEQA Guidelines). 

When making the findings required in CEQA Section 15091 (a)(1), the agency shall also adopt 
a program for reporting on or monitoring the changes which it has either required in the 
project or made a condition of approval to avoid or substantially lessen significant 
environmental effects, if any have been identified. These measures, if included, must be fully 
enforceable through permit conditions, agreements, or other measures. 

The following Candidate Findings of Fact (Findings) have been submitted to the City Council 
of the City of National City (City Council), as the decision-making body, to be approved for 
the above-referenced project pursuant to CEQA. Having received, reviewed, and considered 
the Final Supplemental Program Environmental Impact Report for the City of National City 
Focused General Plan Update (FGPU), State Clearinghouse No. 2010051009 (Final SPEIR), 
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as well as all other information in the Record of Proceedings (as defined below) on this matter, 
the following Findings are hereby adopted by the City of National City (City) in its capacity 
as the CEQA lead agency. These Findings and Statement of Overriding Considerations (SOC) 
set forth the environmental basis for current and subsequent discretionary actions to be 
undertaken by the City and responsible agencies for the implementation of the program.  

B. Project Background

The City prepared a SPEIR as defined in Section 15168(a) [Program EIR] and Section15163 
[Supplement to an EIR] of the CEQA Guidelines. In accordance with CEQA, this SPEIR 
examines the environmental impacts of future buildout of the city as allowed under the FGPU 
and focuses on the physical changes in the environment that would result from buildout of 
the FGPU as compared to existing adopted plans. 

These Findings are made relative to the specific conclusions of the Final SPEIR prepared for 
the project. 

C. Record of Proceedings

For purposes of CEQA and these Findings, the Record of Proceedings for the project consists 
of the following documents and other evidence, at a minimum: 

 The Notice of Preparation (NOP) and all other public notices issued by the City in
conjunction with the project;

 Comments received on the NOP;

 The Draft SPEIR for the FGPU;

 All written comments submitted by agencies or members of the public during the
public review comment period on the Draft SPEIR;

 All responses to written comments submitted by agencies or members of the public
during the public review and comment period for the Draft SPEIR;

 The Mitigation Monitoring and Reporting Program (MMRP);

 All documents, studies, EIRs, or other materials incorporated by reference or cited to
in the Draft SPEIR and the Final SPEIR;

 All supplemental documents prepared for the SPEIR and submitted to the City
Council prior to this hearing;

 Matters of common knowledge to the City, including but not limited to federal, state,
and local laws and regulations;

 Any documents expressly cited in these Findings;

 City staff report prepared for this hearing related to the FGPU and any exhibits
thereto;

 Any other relevant materials required to be in the record of proceedings by CEQA
section 21167.6(e).
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The Draft SPEIR and related technical studies were made available for review during the 
public review period on the City’s website at: 

https://www.nationalcityca.gov/government/community-development/planning/focused-
general-plan-update 

D. Custodian and Location of Records  

The documents and other materials which constitute the administrative record for the City’s 
actions related to the FGPU, as detailed above, are at the offices of the City’s Planning 
Division, located at 1243 National City Boulevard, 1st Floor, National City, CA 91950. The 
Planning Division is the custodian of the administrative record for the project. Copies of these 
documents, which constitute the Record of Proceedings, are available upon request at the 
offices of the Planning Division. This information is provided in compliance with Public 
Resources Code Section 21081.6(a)(2) and CEQA Guidelines section 15091(e).  

II. PROJECT SUMMARY 

A. Project Location 

The proposed Focused General Plan Update (FGPU) is effective citywide and geographically 
includes the annexation of three parcels within the Lincoln Acres unincorporated community 
in 2019 into the City boundaries.  

Additional details regarding the environmental setting are provided in Chapter 2.0 of the  
Draft SPEIR. 

B. Project Description 

To address changes in State legislation, a changing regional context and forecasted future 
growth, National City is conducting a FGPU. The FGPU will include updates to policies and 
supporting updates to codes, ordinances, and development standards. Policy updates will be 
reflected in the Land Use Element, Transportation Element, Safety Element, and Climate 
Action Plan (CAP), which were last updated in 2011. The FGPU takes into account separate 
recent planning documents, including the 24th Street Transit Oriented Development Overlay 
(TODO) study. Recommendations from this predecessor planning study have been carried 
forward to all components of the FGPU per City Council direction. 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. 

General Plan - Element Updates 

The goals, policies, and actions in the General Plan will guide development and conservation 
in National City through the horizon year in 2050. These documents will supersede the 
current City of National City General Plan, which was last updated in 2011, and portions of 
the current Municipal Code.  
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The Land Use Element is required by State law (Government Code Section 65302). The 
Element designates the general distribution, location, and extent of uses of land for housing, 
businesses, industry, open space, etc. It is implemented through the Land Use Code 
(Municipal Code Title 18 Zoning), which establishes regulations for the use and development 
of land. The Land Use Element will be updated to reflect the City’s vision for managing the 
region’s growth.  

The Transportation Element guides the City's decision making related to transportation for 
the future. The update will build on the focused studies and plans that were completed since 
the last 2011 General Plan update, including integrating findings from the Safe, Multi-
modal, Accessible Routes To (SMART) Foundation Plan (2014), Downtown Specific Plan 
(2017), INTRAConnect (2020), Homefront to Waterfront Connectivity Study (2020), Bicycle 
Master Plan, Parking Plan, and Americans with Disabilities Act (ADA) Master Plan. It will 
also include new modelling to encompass anticipated growth in the region.  

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. Due to updates in state legislation, including Senate 
Bill (SB) 379, which requires safety element updates to include climate adaptation and 
resilience strategies, and SB 1035, which requires that the Safety Element be revised no less 
than every eight years, the Safety Element must be updated to reflect these new 
requirements.  

Climate Action Plan 

The 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. It provides an updated 2018 emissions inventory 
and guides the City in its efforts to reduce its GHG emissions through proposing reduction 
targets, policies, and measures.   

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.  

The City also proposes to adopt updates to the zoning code, specific plan amendments, and 
objective design standards as a means to implement the FGPU.  

Zoning Code Updates 

Updates to regulations and development standards in National City’s zoning code to 
accelerate housing production in all income categories in a manner consistent with the goals 
of National City’s Housing Element and recent State legislation. This includes updates and 
revisions to floor-area ratios, maximum allowable heights, and parking requirements, as well 
as, updated density bonus regulations, and other incentives to increase housing production.  
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Objective Design Standards 

Objective design standards developed to provide architectural and design requirements 
aimed at streamlining the approval process for qualifying multi-unit residential 
developments based on zoning, general plan land use designations, and percentages of 
residential use designated square footages. These standards will serve as the minimum 
requirements and will be mandatory for any eligible project for which a streamlined approval 
process is requested under state law provisions that reference objective design standards. 
The objective design standards will be incorporated into the municipal code. 

Housing Strategic Plan 

Four-year Housing Strategic Plan to guide the investment of the National City Housing 
Authority’s resources and assist the City in meeting its Regional Housing Needs Allocation 
(RHNA). The Strategic Plan provides recommendations to direct the agency's financial and 
real estate assets towards housing production. The plan identifies resources to fund the 
construction for 650 to 750 new units and establishes property-specific guidelines to inform 
future requests for proposals (RFPs) for development. The Strategic Plan creates an 
implementation roadmap and quantifiable metrics for the National City Housing Authority 
to accelerate housing production within the first four years of the 6th Housing Element Cycle.  

Specific Plan Amendments 

Amending the Downtown Specific Plan and Westside Specific Plan policies, including 
development zones (allowed uses, densities, FARs, heights, and other development 
standards), design guidelines, and parking requirements to encourage housing production. 
The policies aim to streamline housing production for all income categories and align with 
updates to the Zoning Code and General Plan. Amendments to these Specific Plans center on 
specific conformance with recently adopted plans and those being concurrently revised 
through the updates to the General Plan, and do not serve to create new plans.  

Bicycle Master Plan Update 

Updates to the Bicycle Master Plan to incorporate new changes to the General Plan and other 
recently competed planning documents, such as the Harbor Drive Corridor Study, the 
INTRAConnect plan, and the 24th Street TODO study. This update revises the Citywide 
bicycle network to guide the City in planning for a more connected, safe, and accessible 
network. Design guidelines will be updated to align with current best practices and City 
plans. The plan will identify priority projects for implementation and will update 
recommendations for programs for education, bicycling encouragement, enforcement, and 
evaluation. Estimated network costs and resources to fund construction will be identified. 

Additional details regarding the project description are provided in Chapter 3.0 of the Final 
SPEIR. 
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C. Statement of Objectives 

As described in Section 3.6 of the Draft SPEIR, the following primary objectives are identified 
for the FGPU:  

 Update the City’s General Plan to integrate new State legislation and other regional 
and local regulatory changes into the City’s policies and programs. 

 Encourage smart growth that is consistent with statewide and regional transportation 
and planning goals. 

 Create a framework for a mix of land uses, including residential, commercial, 
employment, service, agricultural, open space, and recreational uses that 
accommodate the needs of persons from all income groups and age levels. 

 Encourage the development of complete neighborhoods that meet the community’s 
needs for sustainable and high-quality living environments. 

 Develop effective plans, codes, resolutions, ordinances, and zoning to implement the 
General Plan. 

 Establish a universally accessible, safe, comprehensive, and integrated pedestrian 
and bicycle system. 

 Develop a comprehensive circulation system that is safe and efficient for all modes of 
travel that is coordinated with the regional system. 

 Provide and manage parking in a way that balances economic development, livable 
neighborhoods, environmental health, and public safety with a compact, multimodal 
environment. 

 Develop a safe and efficient system for the movement of goods that supports commerce 
while enhancing the livability of the community. 

 Reduce GHG emissions resulting from local government and community-wide 
activities within the City. 

The City has considered the statement of objectives sought by the FGPU and hereby adopts 
these objectives as part of the FGPU. 

III. ENVIRONMENTAL REVIEW AND PUBLIC PARTICIPATION 

A. Notice of Preparation 

In accordance with CEQA Guidelines Section 15082, the City distributed a Notice of 
Preparation (NOP) of a Draft SPEIR to the State Clearinghouse, local and regional 
responsible agencies, and other interested parties. The NOP was circulated for public 
comment from March 19, 2022, to April 18, 2022. Comment letters received during the NOP 
review period are included in the Draft SPEIR in Appendix 13.A.  

B. Public Review of Draft SPEIR 

The Draft SPEIR for the FGPU was prepared and circulated for review and comment by the 
public, agencies, and organizations for a public review period that began on February 17, 
2023 and concluded on April 3, 2023. A Notice of Completion of the Draft SPEIR was sent to 
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the State Clearinghouse and the Draft SPEIR was circulated to state agencies for review 
through the State Clearinghouse, Office of Planning and Research.  

A Notice of Availability of the Draft SPEIR for review was mailed to organizations and parties 
expressing interest in the FGPU. Comments submitted to the City during the public review 
of the Draft SPEIR have received formal responses as required by CEQA. Those responses to 
comments have been incorporated into the Final SPEIR (Appendix A).  

C. Decision Making Process 

The FGPU will be formally heard before the City Council on June 6, 2023, when an ultimate 
disposition (approval/denial of the FGPU and certification of the Final SPEIR) will be 
determined.  

IV. GENERAL FINDINGS 

The City hereby finds as follows: 

 Pursuant to CEQA Guidelines Sections 15050 and 15051, the City is the “lead agency” 
for the FGPU. 

 The Draft SPEIR and Final SPEIR were prepared in compliance with CEQA, CEQA 
Guidelines, and any City Significance Determination Thresholds. 

 The City has independently reviewed and analyzed the Draft SPEIR and Final 
SPEIR, and these documents reflect the independent judgment of the City. 

 An MMRP has been prepared for the FGPU, which the City has adopted or made a 
condition of approval of the FGPU.  That MMRP is incorporated herein by reference 
and is considered part of the Record of Proceedings for the FGPU. 

 The MMRP designates responsibility and anticipated timing for the implementation 
of mitigation measures. The City will serve as the MMRP Coordinator. 

 In determining whether the FGPU has a significant impact on the environment, and 
in adopting these Findings pursuant to Section 21081 of CEQA, the City has based its 
decision on substantial evidence and has complied with CEQA Sections 21081.5 and 
21082.2 and CEQA Guidelines Section 15901(b). 

 The impacts of the FGPU have been analyzed to the extent feasible at the time of 
certification of the Final SPEIR.  

 The City reviewed the comments received on the Draft SPEIR and the responses 
thereto and has determined that neither the comments received nor the responses to 
such comments add significant new information regarding environmental impacts 
associated with the FGPU. The City has based its actions on full appraisal of all 
viewpoints, including all comments received up to the date of adoption of these 
Findings concerning the environmental impacts identified and analyzed in the Final 
SPEIR.  
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The responses to comments on the Draft SPEIR, which are contained in the Final 
SPEIR, clarify and amplify the analysis in the Draft SPEIR. 

 The City has made no decisions that constitute an irretrievable commitment of 
resources toward the FGPU prior to certification of the Final SPEIR, nor has the City 
previously committed to a definite course of action with respect to the FGPU. 

 Digital copies of all the documents incorporated by reference in the Draft SPEIR 
and/or Final SPEIR are and have been available upon request at all times at the 
offices of the City, custodian of record for such documents or other materials. 

Having received, reviewed, and considered all information and documents in the record, the 
City hereby conditions the FGPU and finds as stated in these Findings. 

V. FINDINGS REQUIRED UNDER CEQA 

CEQA Section 21002 provides that “public agencies should not approve projects as proposed 
if there are feasible alternatives or feasible mitigation measures available that would 
substantially lessen the significant environmental effects of such projects[...].” The same 
statute states that the procedures required by CEQA “are intended to assist public agencies 
in systematically identifying both the significant effects of proposed projects or programs and 
the feasible alternatives or feasible mitigation measures that will avoid or substantially 
lessen such significant effects.” CEQA Section 21002 goes on to state that “in the event [that] 
specific economic, social, or other conditions make infeasible such project alternatives or such 
mitigation measures, individual projects may be approved in spite of one or more significant 
effects.” 

The mandate and principles announced in CEQA Section 21002 are implemented, in part, 
through the requirement that agencies must adopt findings before approving projects or 
programs for which EIRs are required. For each significant environmental effect identified 
in an EIR for a proposed project or program, the approving agency must issue a written 
finding reaching one or more of three permissible conclusions. The first such finding is that 
“changes or alterations have been required in, or incorporated into, the project which avoid 
or substantially lessen the significant environmental effect as identified in the Final EIR” 
(CEQA Guidelines Section 15091(a)(1)). The second permissible finding is that “such changes 
or alterations are within the responsibility and jurisdiction of another public agency and not 
the agency making the finding. Such changes have been adopted by such other agency or can 
and should be adopted by such other agency” (CEQA Guidelines Section 15091 (a)(2)). The 
third potential conclusion is that “specific economic, legal, social, technological, or other 
considerations, including provision of employment opportunities for highly trained workers, 
make infeasible the mitigation measures or project alternatives identified in the Final EIR” 
(CEQA Guidelines Section 15091(a)(3)). CEQA Section 21061.1 defines “feasible” to mean 
“capable of being accomplished in a successful manner within a reasonable period of time, 
taking into account economic, environmental, social and technological factors.” CEQA 
Guidelines Section 15364 adds another factor: “legal” considerations (see also Citizens of 
Goleta Valley v. Board of Supervisors (1990) 52 Cal.3d 553, 565). 
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The concept of “feasibility” also questions of a particular alternative or mitigation measure 
promotes the underlying goals and core objectives of a project (see San Diego Citizenry Group 
v. County of San Diego (2013) 219 Cal.App.4th 1, 18; see also City of Del Mar v. City of San 
Diego (1982) 133 Cal.App.3d 410, 417). “[F]easibility’ under CEQA encompasses ‘desirability’ 
to the extent that desirability is based on a reasonable balancing of the relevant economic, 
environmental, social, and technological factors” (Ibid).  

The CEQA Guidelines do not define the difference between “avoiding” a significant 
environmental effect and merely “substantially lessening” such an effect. The City must 
therefore glean the meaning of these terms from the other contexts in which the terms are 
used. CEQA Section 21081, on which CEQA Guidelines Section 15091 is based, uses the term 
“mitigate” rather than “substantially lessen.” The CEQA Guidelines therefore equate 
“mitigating” with “substantially lessening.” Such an understanding of the statutory term is 
consistent with the policies underlying CEQA, which include the policy that “public agencies 
should not approve projects as proposed if there are feasible alternatives or feasible 
mitigation measures available which would substantially lessen the significant 
environmental effects of such projects” (CEQA Section 21002). 

For purposes of these Findings, the term “avoid” refers to the effectiveness of one or more 
mitigation measures to reduce an otherwise significant effect to a less than significant level. 
In contrast, the term “substantially lessen” refers to the effectiveness of such measure or 
measures to substantially reduce the severity of a significant effect, but not to reduce that 
effect to a less than significant level. These interpretations appear to be mandated by the 
holding in Laurel Hills Homeowners Association v. City Council (1978) 83 Cal.App.3d 515, 
519-527, in which the Court of Appeal held that an agency had satisfied its obligation to 
substantially lessen or avoid significant effects by adopting numerous mitigation measures, 
not all of which rendered the significant impacts in question less than significant. 

Although CEQA Guidelines Section 15091 requires only that approving agencies specify that 
a particular significant effect is “avoid[ed] or substantially lessen[ed],” these Findings, for 
purposes of clarity, in each case will specify whether the effect in question has been reduced 
to a less-than-significant level or has simply been substantially lessened but remains 
significant. Moreover, although CEQA Guidelines Section 15091, read literally, does not 
require findings to address environmental effects that an EIR identifies as merely 
“potentially significant,” these Findings will nevertheless fully account for all such effects 
identified in the Final EIR. 

In short, CEQA requires that the lead agency adopt mitigation measures or alternatives, 
where feasible, to substantially lessen or avoid significant environmental impacts that would 
otherwise occur. Project modifications or alternatives are not required, however, where such 
changes are infeasible or where the exclusive jurisdiction and responsibility for modifying 
the project lies with some other agency (CEQA Guidelines, § 15091, subd. (a), (b), and (c)). 

A. Legal Effects of Findings 

To the extent that these Findings conclude that various design features incorporated into the 
program and mitigation measures outlined in the Final SPEIR are feasible and have not been 
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modified, superseded, or withdrawn, the City hereby binds itself to implement these design 
features and mitigation measures. These Findings, therefore, constitute a binding set of 
obligations that will come into effect when the City formally approves the FGPU.  

VI. MITIGATION MONITORING AND REPORTING PROGRAM 

As required by Public Resources Code Section 21081.6 (a)(1), the City, in adopting these 
Findings, also concurrently adopts an MMRP. The program is designed to ensure that during 
project implementation, all responsible parties comply with the feasible mitigation measures 
identified below. The MMRP is described in the document entitled “Mitigation Monitoring 
and Reporting Program,” included as Section 3.4 of the Final SPEIR. The City will use the 
MMRP to track compliance with required mitigation measures. The MMRP will be available 
for the public to review by request during the mitigation compliance period, which is an 
ongoing following program approval and through buildout of future projects implemented 
under the conditions of the program. 

The MMRP will serve the dual purpose of verifying completion of the mitigation measures 
for the program and generating information on the effectiveness of the mitigation measures 
to guide future decisions.  

VII. SUMMARY OF IMPACTS 

The Final SPEIR contains an environmental analysis of the potential impacts associated with 
project implementation. The Final SPEIR concludes that the FGPU would have less than 
significant impacts and require no mitigation measures associated with the following 
issue areas:  

 Aesthetics (Issue 3-Visual Character and Visual Quality) 

 Air Quality (Issue 4 - Odors) 
 

 Cultural and Tribal Resources (Issue 3 – Human Remains; Issue 4 – Tribal Cultural 
Resources) 
 

 Hazards (Issue 1 – Transport, Use, and Disposal; Issue 3 – Within 1/3 Mile of an 
Existing or Proposed Skill, Issue 5 – Airport Land Use Compatibility Plan Safety 
Hazard or Excessive Noise) 
 

 Land Use (Issue 2 – Conflict with Land Use Plan, Policy, Regulations) 
 

The Final SPEIR concludes that implementation of the project would result in significant 
direct impacts that would be mitigated to less than significant levels with respect to 
the following issue areas: 
 

 Cultural and Tribal Resources (Issue 1-Historic Resources, 2-Archeological Resources) 
(Direct and Cumulative) 

 Geology and Soils (Issue 6-Paleontological Resources) (Direct and Cumulative) 
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 Hazards (Issue 4 -Hazardous Materials Sites) (Direct and Cumulative) 
 Noise (Issue 1-Ambient Noise and Issue 2-Ground Borne Vibration) (Direct and 

Cumulative) 

The Final SPEIR concludes that implementation of the FGPU would result in significant 
and unavoidable impacts with respect to the following issue areas. 

 Air Quality (Issue 1-Air Quality Plan Implementation, Issue 2-Air Quality Standards 
Issue 3-Sensitive Receptors) (Cumulative) 

 

VIII. FINDINGS RELATED TO LESS THAN SIGNIFICANT IMPACTS  

The City finds the characterization of impacts in the Final SPEIR with respect to issue areas 
identified as less than significant have been described accurately and would result in less 
than significant impacts as so described in the Final SPEIR. This finding applies to the 
impacts evaluated in the Final SPEIR and determined to be less than significant, as stated 
under VII, Summary of Impacts, and listed below: 

 Aesthetics (Issue 3-Visual Character and Visual Quality) 

 Air Quality (Issue 4 - Odors) 
 

 Cultural and Tribal Resources (Issue 3 – Human Remains; Issue 4 – Tribal Cultural 
Resources) 
 

 Hazards (Issue 1 – Transport, Use, and Disposal; Issue 3 – Within 1/3 Mile of an 
Existing or Proposed Skill, Issue 5 – Airport Land Use Compatibility Plan Safety 
Hazard or Excessive Noise) 
 

 Land Use (Issue 2 – Conflict with Land Use Plan, Policy, Regulations) 
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IX. SIGNIFICANT EFFECTS AND MITIGATION MEASURES 

A. Impacts Mitigated to Less than Significant Levels: Findings Pursuant to CEQA 
Guidelines Section 15091(a)(1)  

1. Cultural and Tribal Cultural Resources 

Significance Determinations Threshold 1: Historic Resources 

Pursuant to Issue 1, a significant impact would occur if the project would cause a substantial 
adverse change in the significance of a historical resource pursuant to Section 15064.5. 

Impact CUL-1 Historic Resources 

The Planning Area has the potential to contain significant historical structures and/or sites. 
The adoption of the FGPU would not directly result in physical construction that would 
impact historic resources. Future buildout under the FGPU and its associated construction 
activities have the potential to result in direct or indirect impacts to subsurface resources 
during grading and/or construction activities. Direct impacts to historical resources (historic 
structures) could result from the physical demolition, destruction, relocation, or alteration of 
these structures within the Planning Area. Additionally, as implementation of the FGPU 
would occur over the next 30 years, future development has the potential to impact buildings 
or structures that may be 50 years of age or older at the time site-specific projects are 
proposed and, therefore, those sites may need to be evaluated for historical significance at 
that time.  

Mitigation 

Impacts to historical resources would be mitigated through implementation of MM-CUL-1. 

MM-CUL-1 Historic Properties Application Review 
Applications for future development shall be reviewed by the building official or designee for 
non-discretionary building or demolition permits to determine if they involve any structure 
identified on the list of historic properties, per National City Title 18 Zoning Chapter 
18.12.160 Historic Properties, (c) Review of Ministerial Permits, or if a structure is known to 
be 45 years or older. If a property proposed for demolition or significant alteration or 
conversion is determined to be on the historic properties list, the application must be 
reviewed in accordance with Municipal Code Title 15 Buildings and Construction Chapter 
15.34 Historical Buildings, which addresses regulations governing the enlargement, 
alteration, repair, moving, removal, demolition, converging, occupancy, use, and 
maintenance of all historical buildings and/or structure.  
All discretionary permits involving a historic resource, or a structure known to be 45 years 
or older shall be reviewed in compliance with the California Environmental Quality Act 
(CEQA). For any building/structure having its original structural integrity intact and 
potentially eligible for the National Register of Historic Places or the California Register of 
Historic Resources, a qualified professional architectural historian may be required to 
determine whether the affected building/structure is historically significant. The evaluation 
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of historic architectural resources shall be based on criteria such as age, location, context, 
association with an important person or event, uniqueness, or structural integrity, as 
indicated in CEQA Guidelines section 15064.5. A historical resource report shall be 
submitted by the project applicant to the City of National City and shall include the methods 
used to determine the presence or absence of historical resources, identify potential impacts 
from the proposed project, evaluate the significance of any historical resources, and identify 
mitigation measures to protect the resource from loss of a characteristic designating it as 
historic. 

Finding 

Pursuant to State CEQA Guidelines Section 15091(a)(1), changes or alterations are required 
in, or incorporated into, the project that will substantially lessen or avoid the significant 
effect as identified in the Final SPEIR to a level less than significant. Specifically, mitigation 
measure MM-CUL-1 is feasible and shall be required to be implemented.  

Rationale 

Implementation of MM-CUL-1 would reduce significant direct and cumulative impacts to 
historical resources to a less than significant impact. This mitigation measure would require 
that applications for future development to be reviewed by the building official or designee 
for non-discretionary building or demolition permits to determine if they involve any 
structure identified on the list of historic properties, per National City Title 18 Zoning 
Chapter 18.12.160 Historic Properties, (c) Review of Ministerial Permits, or if a structure is 
known to be 45 years or older. All discretionary permits involving a historic resource, or a 
structure known to be 45 years or older shall be reviewed in compliance with the California 
Environmental Quality Act (CEQA).   

Implementation of the mitigation measure would require the identification of historic 
structures during project application review for both ministerial and discretionary projects, 
and applicable construction regulations or mitigation would be required to protect the 
resource. Therefore, impacts would be reduced to a level less than significant.  

Significance Determinations Threshold 2: Archaeological Resources  

Pursuant to Issue 2, a significant impact would occur if the project would cause a substantial 
adverse change in the significance of an archaeological resource pursuant to Section 15064.5. 

Impact CUL-2: Archaeological Resources 

Pursuant to Issue 2, a significant impact would occur if the FGPU would cause a substantial 
adverse change in the significance of an archaeological resource pursuant to Section 15064.5. 
The adoption of the FGPU would not directly result in physical construction that would 
impact archaeological resources. However, future development consistent with the FGPU 
may result in direct or indirect impacts to both known and unknown archaeological resources. 
While a majority of the Planning Area is largely built out, with limited vacant and 
undeveloped land, construction activities such as grading and excavation could result in the 
accidental destruction or disturbance of previously unidentified archaeological sites.   
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Mitigation 

Impacts to archaeological resources would be mitigated through implementation of MM-
CUL-2, MM-CUL-3, and MM-CUL-4. 

MM-CUL-2 Ground Disturbance Monitoring 

Applications for future development located on a vacant/undeveloped site or on a site with 
proposed excavation into native soils, wherein the Planning Department has determined a 
potential for impacts to subsurface archaeological resources, shall be required to comply with 
the following mitigation framework: 
An archaeological and/or Native American monitor shall be present during construction 
activities that involve subsurface grading and/or excavation involving the disturbance of 
native soils more than 3 feet in depth. The monitor(s) would ensure that important 
subsurface archaeological sites, which could underlie a redevelopment area, are not damaged 
or destroyed. 

MM-CUL-3 Archaeological Survey and Report 

Applications for future development located on a vacant/undeveloped project site, wherein 
the Planning Department has determined a potential for impacts to archaeological resources, 
shall be required to comply with the following mitigation framework: 
As applicable by recommendation by the Planning Department, an archaeological field 
survey of the project site and a report summarizing the findings of the survey shall be 
completed by a qualified archaeologist. An archaeological resource report detailing the 
results of the record search and the field survey of the project area shall be submitted by the 
project applicant to the City of National City. 
The archaeological resources report would be required prior to issuance of a permit to ensure 
that any resources are identified and mitigated prior to grading and construction. 

MM-CUL-4 Unanticipated Discovery of Archaeological Resources 

In the event of an unanticipated discovery during construction, construction should stop on 
the site until a qualified archaeologist can survey the resource and determine potential 
impacts and preservation measures. Any archaeological resources that are found on an 
undeveloped project site would be identified, adequately documented in the field, and/or 
preserved, as recommended by a qualified archaeologist. 

Finding 

Pursuant to State CEQA Guidelines Section 15091(a)(1), changes or alterations are required 
in, or incorporated into, the project that will substantially lessen or avoid the significant 
effect as identified in the Final SPEIR to a level less than significant. Specifically, mitigation 
measure MM-CUL-2, MM-CUL-3, and MM-CUL-4 is feasible and shall be required to be 
implemented.  

Rationale 

Implementation of MM-CUL-2, MM-CUL-3, and MM-CUL-4 would reduce significant direct 
and cumulative impacts to archaeological resources to a level less than significant. This 
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mitigation measure would require ground disturbance monitoring for future development 
located on a vacant/undeveloped site or on a site with proposed excavation into native soils. 
In addition, developments falling under these conditions would be required to complete an 
archaeological field survey of the project site and submit a report summarizing the findings 
of the survey by a qualified archaeologist. In the event of inadvertent discovery, construction 
on the site should stop until a qualified archaeologist can survey the resource and determine 
potential impacts and preservation measures. Implementation of the mitigation measure 
would ensure that should archaeological resources or tribal cultural resources be discovered, 
steps are taken to preserve, document, and record such resources. Because implementation 
of the mitigation measure would preserve archaeological resources and tribal cultural 
resources that may be unearthed during construction, impacts would be reduced to a level 
less than significant. 

2. Paleontological Resources 

Significance Determinations Threshold 1: Paleontological Resources 

Pursuant to Issue 1, a significant impact would occur if the FGPU would directly or indirectly 
destroy a unique paleontological resource or site or unique geologic feature. 

Impact PAL-1 Paleontological Resources 

As described in Section 4.4.4 of the Draft SPEIR, excavation and grading within portions of 
the Planning Area are assigned a high paleontological resource sensitivity could destroy 
undiscovered paleontological resources. Impacts to unknown resources would be significant. 
Projected buildout and the associated construction activities, which are likely to occur under 
the FGPU could result in direct or indirect impacts to paleontological resources depending 
on the depth and quantity of ground disturbance proposed. Construction activities such as 
grading and excavation within paleontologically sensitive areas may result in the accidental 
destruction or disturbance of paleontological resources.   

Mitigation 

Impacts to paleontological resources would be mitigated through implementation of MM-
PALEO-1. 

MM-PALEO-1: Paleontological Monitoring and Excavation Plan 

All proposed site-specific projects under the Focused General Plan Update (FGPU) shall be 
reviewed by the Planning Department for the potential to result in impacts to paleontological 
resources. A project may result in impacts to paleontological resources if it:  
(a) Is situated above any area of moderate to high paleontological sensitivity (as defined in 

the 2022 FGPU Draft Supplemental Program Environmental Impact Report Chapter 
4.4 Paleontology); 

(b) Would result in greater than 1,000 cubic yards of excavation at 10 feet or greater of 
depth in an area of high sensitivity; or  

(c) Would result in greater than 2,000 cubic yards of excavation at 10 feet or greater depth 
in an area of moderate sensitivity. 
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Projects meeting the above criteria shall be subject to implementation of the following 
mitigation framework: 
(a) A qualified paleontological monitor shall be present during ground disturbance. The 

monitor shall have the authority to stop and/or divert grading, trenching, or excavating 
within an appropriate radius of the find if a paleontological resource is encountered.  

(b) An excavation plan shall be implemented to mitigate the discovery. Excavation shall 
include the salvage of the fossil remains (simple excavation or plaster-jacketing of larger 
and/or fragile specimens); recording of stratigraphic and geologic data; and transport of 
fossil remains to laboratory for processing and curation. 

Finding 

Pursuant to State CEQA Guidelines Section 15091(a)(1), changes or alterations are required 
in, or incorporated into, the project that will substantially lessen or avoid the significant 
effect as identified in the Final SPEIR to a level less than significant. Specifically, mitigation 
measure MM-PALEO-1 is feasible and shall be required to be implemented.  

Rationale 

Implementation of MM-PALEO-1 would reduce significant direct and cumulative impacts to 
paleontological resources to a level less than significant. This mitigation measure would 
require implementation of specific monitoring actions prior to start of construction, during 
construction, and upon completion of construction. Implementation of the mitigation measure 
would ensure that should paleontological resources be discovered, steps are taken to 
preserve, document, and record such resources. Because implementation of the mitigation 
measure would preserve paleontological resources that may be unearthed during 
construction, impacts would be reduced to a level less than significant. 

3. Hazards and Hazardous Materials 

Significance Determinations Threshold 4: Cortese List/Hazardous Sites 

Pursuant to Issue 4, a significant impact would occur if the project would be located on a site 
which is included on a list of hazardous material sites compiled pursuant to Government 
Code § 65962.5 and, as a result, would create a significant hazard to the public or the 
environment. 

Impact HAZ-4 Cortese List 

The Planning Area is largely urbanized, and infill development allowed under the FGPU has 
the potential to be developed on sites with existing soil or groundwater contamination. Any 
infill development proposed on a site listed on a hazardous waste database would be required 
to prepare all required hazardous waste and material assessments and plans (including the 
Hazardous Materials Questionnaire and Hazardous Materials Business Plan) to determine 
necessary avoidance, minimization, and/or mitigation measures prior to ground disturbance, 
thus reducing the potential in exposing the public to hazards during construction. 
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Future development under the FGPU would require compliance with General Plan Safety 
Element Policies S-8.1 through S-8.3, which would require cleanup and remediation of these 
contaminated sites as a condition of reuse of the site. 

Redevelopment of contaminated sites, or adjacent sites, with existing soil or groundwater 
contamination could pose a significant hazard to the public or the environment through 
releases of hazardous materials into the environment. Although the risk of significant hazard 
to the public or the environment from redevelopment of sites with existing soil or 
groundwater contamination can be reduced by conformance with existing policies and 
regulations, it cannot be completely eliminated and therefore would have a significant impact 
(Impact HAZ-1). 

Mitigation 

Impacts from development being located on a listed hazardous material site would be 
mitigated through implementation of MM-HAZ-1. 

MM-HAZ-1 Environmental Site Assessment 

Applications for site-specific developments under the Focused General Plan Update (FGPU) 
where the Planning Department has determined a potential impact to a site listed in a 
hazardous materials database, or to sites with potential but unknown hazardous material 
impacts, shall be required to comply with the following mitigation framework: 

Projects shall be required to identify potential conditions that require further regulatory 
oversight and demonstrate compliance based on the following measures prior to issuance of 
any permits. 

a) A Phase I Environmental Site Assessment (ESA) shall be completed in accordance with 
ASTM International Standards. If hazardous materials are identified that require 
remediation, a Phase II ESA and remediation effort shall be conducted in conformance 
with federal, state, and local regulations. 

b) If the Phase II ESA identifies the need for remediation, then the following shall occur 
prior to the issuance of grading permits: 
1) The applicant shall retain a qualified environmental engineer to develop a soil 

and/or groundwater management plan to address the notification, monitoring, 
sampling, testing, handling, storage, and disposal of contaminated media or 
substances (soil, groundwater). The qualified environmental consultant shall 
monitor excavations and grading activities in accordance with the plan. The 
groundwater management and monitoring plans shall be approved by the City of 
National City prior to development of the site. 

2) The applicant shall submit documentation showing that contaminated soil and/or 
groundwater on proposed development parcels has been avoided or remediated to 
meet cleanup requirements established by appropriate local regulatory agencies 
(Regional Water Quality Control Board [RWQCB]/California Department of Toxic 
Substances Control [DTSC]/Department of Environmental Health [DEH]) based on 
the future planned land use of the specific area within the boundaries of the site 
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(i.e., commercial, residential), and that the risk to human health of future occupants 
of these areas therefore has been reduced to below a level of significance. 

3) The applicant shall obtain written authorization from the appropriate regulatory 
agency (RWQCB/DTSC/DEH) confirming the completion of remediation. A copy of 
the authorization shall be submitted to the City to confirm that all appropriate 
remediation has been completed and that the proposed development parcel has been 
cleaned up to the satisfaction of the regulatory agency. In the even that previous 
contamination has occurred on a site that has a previously closed case or on a site 
included on a list of hazardous materials sites compiled pursuant to Government 
Code Section 65962.5, the DEH shall be notified of the proposed land use. 

All cleanup activities shall be performed in accordance with all applicable federal, state, and 
local laws and regulations, and required permits shall be secured prior to commencement of 
construction to the satisfaction of the City and compliance with applicable regulatory 
agencies such as but not limited to the National City Municipal Code. 

Finding 

Pursuant to State CEQA Guidelines Section 15091(a)(1), changes or alterations are required 
in, or incorporated into, the project that will substantially lessen or avoid the significant 
effect as identified in the Final SPEIR to a level less than significant. Specifically, mitigation 
measure MM-HAZ-1 is feasible and shall be required to be implemented.  

Rationale 

Implementation of MM-HAZ-1 would require development projects located on a site listed in 
a hazardous materials database, or a site with potential but unknown hazardous material 
impacts, to identify potential conditions that require further regulatory oversight and 
demonstrate compliance. As required, all cleanup activities would be performed in 
accordance with all applicable federal, state, and local laws and regulations, and required 
permits would be secured prior to commencement of construction to the satisfaction of the 
City and compliance with applicable regulatory agencies such as but not limited to the 
National City Municipal Code. Therefore, implementation of the mitigation measure would 
ensure that should hazardous materials be present on a site proposed for redevelopment, 
adequate remediation would be completed prior to approval of permits. Because 
implementation of the mitigation measure would reduce potential significant hazards to the 
public or the environment, impacts would be reduced to a level less than significant. 

4. Noise and Vibration 

Significance Determinations Threshold 1: Ambient Noise 

Pursuant to Issue 1, a significant impact would occur if a substantial temporary or 
permanent increase in ambient noise levels in the vicinity of the project in excess of standards 
established in the local general plan or noise ordinance, or applicable standards of other 
agencies, is generated. 
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Impact NOI-1 and NOI-2 Ambient Noise 

There is a high likelihood for construction activities to take place adjacent to existing noise-
sensitive receivers such as residential dwelling uses. Noise level changes would be greatest 
nearest the Focus Areas, where the greatest concentration of project-related traffic would 
occur and would diminish at greater distances from the Focus Areas of development.  
Future development in and around the Focus Areas potentially would be exposed to changes 
in ambient noise from a variety of sources including vehicular traffic, stationary sources such 
as certain commercial uses and construction noise. 

Mitigation 

Impacts to ambient noise from the project would be mitigated through implementation of 
MM-NOI-1 and MM-NOI-2. 

MM-NOI-1 Temporary Noise Sources (Construction) 
Prior to the issuance of a permit to construct land uses associated with noise-sensitive 
receptors consistent with the Focused General Plan Update within 112 feet of a noise-
sensitive receptors, including, but not limited to, residential dwelling units, transient 
lodging, hospitals, nursing homes, facilities for long-term medical care, educational facilities, 
libraries, or churches, a Construction Noise Control Plan shall be submitted to the City of 
National City’s Community Development Department for review and approval. The plan 
shall demonstrate that all construction activity will not expose noise-sensitive land uses such 
as residences to noise levels that exceed 75 dBA Leq. The construction noise control plan can 
include, but is not limited to, the following: 
 Ensure that construction equipment is properly muffled according to industry standards 

and is in good working condition. 
 Place noise-generating stationary equipment and construction staging areas away from 

sensitive uses, where feasible. 
 Implement noise attenuation measures to the extent feasible, which may include, but are 

not limited to, temporary noise barriers or noise blankets around stationary construction 
noise sources. 

 Use electric air compressors and similar power tools rather than diesel-powered 
equipment, where feasible. 

 Construction-related equipment, including heavy-duty equipment, motor vehicles, and 
portable equipment, shall be turned off when not in use for more than 5 minutes. 

 Project developers shall require by contract specifications that heavily loaded trucks used 
during construction be routed away from residential streets to the extent feasible. 
Contract specifications shall be included in construction documents, which shall be 
reviewed by the City prior to issuance of a grading permit. 

 Prior to commencement of construction activities, at least one sign shall be installed near 
the project site entrance stating the allowable construction hours and workdays, as well 
as the phone number of the job superintendent. The sign shall be clearly conspicuous and 
legible from the public right-of-way and shall remain in place throughout construction. If 
the City or the job superintendent receives a complaint, the superintendent shall 
investigate, take appropriate corrective action, and report the action taken to the 
reporting party. 
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MM-NOI-2 Permanent Stationary Noise Sources 
Prior to the issuance of a permit to construct developments consistent with the Focused 
General Plan Update that would include outdoor mechanical equipment, the Planning 
Department shall require appropriate noise attenuation measures for heating, ventilation, 
and air conditioning (HVAC) equipment, including, but not limited to, (1) set back at least 30 
feet from the nearest property line, (2) surrounded by walls or parapet walls that obstruct 
the line-of-sight to adjacent land uses, or (3) placed within a mechanical equipment room. 
Where it may be demonstrated that other measures would reduce HVAC noise to levels below 
the limits specified in the Municipal Code, such measures may be substituted. 

Finding 

Pursuant to State CEQA Guidelines Section 15091(a)(1), changes or alterations are required 
in, or incorporated into, the project that will substantially lessen or avoid the significant 
effect as identified in the Final SPEIR to a level less than significant. Specifically, mitigation 
measure MM-NOI-1 and MM-NOI-2 is feasible and shall be required to be implemented.  

Rationale 

Implementation of MM-NOI-1 and MM-NOI-2 would require development projects located 
within 112-feet of a noise sensitive receptor to develop and submit a Construction Noise 
Control to the City of National City’s Community Development Department for review and 
approval. The plan shall demonstrate that all construction activity will not expose noise-
sensitive land uses such as residences to noise levels that exceed 75 dBA Leq. In addition, any 
permanent noise source installations would be required be show attenuation as conditions of 
approval. Therefore, implementation of the mitigation measures would ensure impacts to 
ambient noise are minimized, and impacts would be reduced to a level less than significant. 

Significance Determinations Threshold 2: Vibration  

Pursuant to Issue 2, a significant impact would occur if excessive groundborne vibration or 
groundborne noise levels are generated by the project. 

Impact NOI-3 Vibration 

Future development consistent with the Specific Plan may require pile driving or blasting 
that would expose people to excessive groundborne vibration or noise levels. As project-level 
details are not available at this time, potential vibration impacts cannot be determined. 
Future development consistent with the FGPU may require pile driving that would expose 
people to excessive groundborne vibration or noise levels (Impact NOI-3).  

Mitigation 

Impacts from vibration would be mitigated through implementation of MM-NOI-3. 
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NOI-3 Vibration 

Prior to the issuance of a permit to construct projects that are in the Planning Area that 
would include pile driving, the Planning Department shall require that a Noise and Vibration 
Impact Analysis be prepared. The Noise and Vibration Impact Analysis shall be prepared by 
a qualified professional. Wherein a potential impact-related groundborne noise or vibration 
is identified, the Planning Department shall require that the reduction measures be 
incorporated into project design. 

Finding 

Pursuant to State CEQA Guidelines Section 15091(a)(1), changes or alterations are required 
in, or incorporated into, the project that will substantially lessen or avoid the significant 
effect as identified in the Final SPEIR to a level less than significant. Specifically, mitigation 
measure MM-NOI-3 is feasible and shall be required to be implemented.  

Rationale 

Implementation of MM-NOI-3 would require projects that would include pile driving to 
complete a Noise and Vibration Impact Analysis and to incorporate vibration reduction 
measures into the project design. With implementation of MM-NOI-3, vibration impacts 
would be reduced on a project specific basis to a level less than significant. 

B. Impacts that can only be Mitigated to Less than Significant Levels by Another 
Jurisdiction: Findings Pursuant to CEQA Guidelines Section 15091(a)(2)  

No impacts that could only be mitigated to less than significant through the actions of 
another jurisdiction or public agency were identified in the Final SPEIR. 

C. Impacts that would Remain Significant and Unavoidable Findings Pursuant 
to CEQA Guidelines Section 15091(a)(3)  

This section identifies the significant unavoidable impacts that require a statement of 
overriding considerations to be issued by the National City City Council, pursuant to Section 
15093 of the CEQA Guidelines, if the project is approved.  Based on the analysis contained 
in the Final SPEIR, the following impacts have been determined to be significant and 
unavoidable:  

1. Air Quality 

Significance Determinations Threshold 1: Consistency with Air Quality Plans  

Pursuant to Issue 1, a significant impact would occur if conflict with or obstruction of the 
implementation of an applicable air quality plan would occur. 
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Impact AQ-1 Consistency with Air Quality Plans 

The FGPU would result in greater density, and overall future operational emissions 
associated with buildout of the FGPU would be greater than future emissions associated with 
buildout of the adopted General Plan land uses. Therefore, emissions of ozone precursors 
(reactive organic gases and nitrogen oxides) would be greater than what is accounted for in 
the San Diego County Regional Air Quality Strategy (RAQS). Thus, the FGPU would conflict 
with implementation of the RAQS. 

Mitigation 

Impacts from conflict with air quality plans would be mitigated through implementation of 
MM-AQ-1 but would be a significant impact until implementation of the mitigation measure 
is completed. 

MM-AQ-1 Conflicts with Air Quality Plans 

Within six months of the certification of the Final Supplemental Program Environmental 
Impact Report, the City of National City shall provide a revised land use map and housing 
and employment forecast for the Planning Area to the San Diego Association of Governments 
(SANDAG) to ensure that any revisions to the population and employment projections used 
by the San Diego Air Pollution Control District in updating the Regional Air Quality Strategy 
and State Implementation Plan will accurately reflect anticipated growth due to the proposed 
project. 

Finding 

Pursuant to Public Resources Code Section 21081(a)(1) and CEQA Guidelines Section 
15091(a)(1), changes or alterations are required in, or incorporated into, the project, which 
will mitigate, in part, this significant air quality impact attributable to the project, as 
identified in the Final SPEIR. Specifically, mitigation measure MM-AQ-1 is feasible and shall 
be required to be implemented. However, until the anticipated growth is included in the 
emission estimates of the RAQS and the SIP, the direct and cumulative impacts of impact 
AQ-1would remain significant and unavoidable. Pursuant to Public Resources Code Section 
21081(b), see Statement of Overriding Considerations, there are specific overriding economic, 
legal, social, technological, and other benefits of the project that outweigh the significant and 
unavoidable impacts.    

Rationale 

The FGPU would not be consistent with the RAQS and SIP and would result in a significant 
and unavoidable impact (Impact AQ-1) in the near-term. MM-AQ-1 requires that the City 
provide a revised land use map and housing and employment forecast to SANDAG to ensure 
that any revisions to the population and employment projects are considered in the update 
of the RAQS and the SIP. The provision of housing information would assist SANDAG in 
revising the population forecasts; however, until the anticipated growth is included in the 
emission estimates of the RAQS and the SIP, the direct and cumulative impacts would 
remain significant and unavoidable. It should be noted that the SDAPCD may revise an 
emission reduction strategy if the district demonstrates to CARB, and CARB finds, that the 
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modified strategy is at least as effective in improving air quality as the strategy being 
replaced.  

Significance Determinations Threshold 2: Air Quality Standards  

Pursuant to Issue 2, a significant impact would occur if the project would 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. 

Impact AQ-2 Air Quality Standards 

The exact number and timing of individual development projects that would occur as a result 
of implementation of the FGPU are unknown at this time, and therefore project-level 
emission estimates cannot conclusively be determined at the program level. Because of the 
potential for multiple individual projects occurring simultaneously, construction emissions 
could exceed San Diego Air Pollution Control District screening thresholds. Subsequent 
development projects would need to analyze specific construction-related criteria air 
pollutant impacts to ensure that emissions remain below SDAPCD thresholds.   

Operational source emissions would originate from traffic generated by buildout of the FGPU 
or as a result of future development consistent with buildout of the FGPU. At the program 
level, the analysis considers emissions from buildout of the FGPU in relation to the adopted 
General Plan to determine if the emissions would exceed the emissions estimates included in 
the RAQS. If such an exceedance occurs, then the FGPU would obstruct attainment or result 
in an exceedance of the NAAQS and CAAQS and could cause the temporary or permanent 
exposure of persons to unhealthy concentrations of pollutants. Therefore, the analysis 
evaluates the potential for future development within the FGPU area to result in, or 
contribute to, a violation of any air quality standard, based on a comparison of the total 
change in pollutant emissions projected to result from buildout of the adopted General Plan 
in the year 2050 to buildout of the FGPU in the year 2050, and determines whether the total 
change in emissions is significant.  

The City’s process for evaluating discretionary projects includes environmental review and 
documentation pursuant to CEQA, as well as an analysis of those projects for consistency 
with the goals, policies, and recommendations of the General Plan. However, it is possible 
that for certain projects, adherence to the regulations may not adequately protect air quality, 
and such projects would require additional measures to avoid or reduce significant air quality 
impacts. Ministerial projects would not be subject to further CEQA review. Because 
operational emissions associated with buildout of the FGPU would be greater for all 
pollutants when compared to adopted land uses and the assumptions used to develop the 
RAQS, and because there could be certain projects that would not be able to reduce emissions 
below the thresholds, this impact would be potentially significant (Impact AQ-3). 

Mitigation 

Impacts from conflict with air quality standards would be reduced through implementation 
of MM-AQ-2A, M-AQ-2B and MM-AQ-3. 
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MM-AQ-2A  Air Quality Standards - Project-specific Construction Air Quality 
Impact Analysis 

Proposed development projects that are subject to the California Environmental Quality Act 
(CEQA) and larger than the hypothetical 1.87-acre mixed-use scenario described herein shall 
have construction-related air quality impacts analyzed using the latest available CalEEMod 
model, or other analytical method determined in conjunction with the City of National City. 
The results of the construction-related air quality impacts analysis shall be included in the 
development project’s CEQA documentation. If such analyses identify potentially significant 
regional or local air quality impacts based on the City’s emissions thresholds, the City shall 
require the incorporation of appropriate mitigation to reduce such impacts. Examples of 
potential mitigation measures are provided in MM-AQ-2B, below.   

MM-AQ-2B  Air Quality Standards - Construction Emissions Reduction Measures 

For individual construction projects greater than 5 acres that exceed the daily emissions 
thresholds established by the City of National City, best available control measures/
technology shall be incorporated to reduce construction emissions to the extent feasible. Best 
available control measures/technology shall include, but not be limited to, the following:  

a) Minimizing simultaneous operation of multiple pieces of construction equipment;  
b) Use of more efficient, or low pollutant emitting equipment, e.g., Tier III or Tier IV 

rated equipment;  
c) Use of alternative fueled construction equipment;  
d) Dust control measures for construction sites to minimize fugitive dust such as:  

i. Contractor(s) shall implement paving, chip sealing, or chemical stabilization 
of internal roadways after completion of grading.  

ii. Dirt storage piles shall be stabilized by chemical binders, tarps, fencing, or 
other erosion control.  

iii. A 15-mile per hour (mph) speed limit shall be enforced on unpaved surfaces.  
iv. On dry days, dirt and debris spilled onto paved surfaces shall be swept up 

immediately to reduce resuspension of particulate matter caused by vehicle 
movement. Approach routes to construction sites shall be cleaned daily of 
construction-related dirt in dry weather.  

v. Haul trucks hauling dirt, sand, soil, or other loose materials shall be covered, 
or 2 feet of freeboard shall be maintained.  

vi. Disturbed areas shall be hydroseeded, landscaped, or developed as quickly as 
possible and as directed by the County of San Diego and/or San Diego Air 
Pollution Control District to reduce dust generation.  

vii. Grading shall be terminated if winds exceed 25 mph.  
viii. Any blasting areas shall be wetted down prior to initiating the blast.   

e) Minimizing idling time by construction vehicles. 

MM-AQ-3  Air Quality Standards - Project-specific Operational Air Quality Impact 
Analysis 
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Proposed development projects that are subject to the California Environmental Quality Act 
(CEQA) (non-ministerial) shall have long-term operational-related air quality impacts 
analyzed using the latest available CalEEMod model, or other analytical method determined 
in conjunction with the City of National City. The results of the operational-related air 
quality impacts analysis shall be included in the development project’s CEQA documentation. 
If such analyses identify potentially significant regional or local air quality impacts based on 
the City’s thresholds, the City shall require the incorporation of appropriate mitigation to 
reduce such impacts. Examples of potential measures shall include, but not be limited to, the 
following: 

 Install electric vehicle charging stations; 
 Improve walkability design and pedestrian network;  
 Increase transit accessibility and frequency by incorporating Bus Rapid Transit 

routes;  
 Included in the San Diego Association of Governments Regional Plan; and/or  
 Limit parking supply and unbundle parking costs. Lower parking supply below 

Institute of Traffic Engineers rates and separate parking costs from property costs. 

Finding 

Pursuant to Public Resources Code Section 21081(a)(1) and CEQA Guidelines Section 
15091(a)(3), changes or alterations are required in, or incorporated into, the project, which 
will mitigate, in part, this significant air quality impact attributable to the project, as 
identified in the Final SPEIR. Specific economic, legal, social, technological, or other 
considerations, including provision of employment opportunities for highly trained workers, 
make infeasible the mitigation measures or project alternatives identified in the final SPEIR. 
Specifically, the ability of future development to successfully implement the actions required 
to fully satisfy MM-AQ-2 and MM-AQ-3 cannot be guaranteed at this time, and impacts 
would remain significant and unavoidable. Pursuant to Public Resources Code Section 
21081(b), see Statement of Overriding Considerations, there are specific overriding economic, 
legal, social, technological, and other benefits of the project that outweigh the significant and 
unavoidable impacts.    

Rationale 

As the implementation of these mitigation measures cannot be guaranteed at this time, the 
mitigation measures identified are considered infeasible. In addition, even if the mitigation 
measures were fully satisfied by a future development, it is possible that the development 
would still result in a significant impact related to violating air quality standards (Impact 
AQ-2). Thus, air pollutant impacts from construction and operation under the FGPU are 
considered significant and unavoidable at the program level.  

Significance Determinations Threshold 3: Sensitive Receptors  

Impact AQ-3 Sensitive Receptors 

Potential impacts to sensitive receptors may result from stationary or mobile sources in the 
vicinity of the receptor. Future development may site new sensitive receptors in proximity to 
land uses commonly associated with substantial air emissions, such as industrial uses.  
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The FGPU zoning designations for parcels within 500 feet of I-5 are generally Industrial and 
Commercial/Industrial. CARB has identified DPM from heavy equipment and trucks as a 
TAC and estimates that DPM is responsible for 70 percent of total known cancer risk related 
to air toxics in California. Because traffic is responsible for the majority of DPM as well as 
several other carcinogens, CARB recommends caution when siting sensitive land uses near 
heavily traveled roadways. Parcels with a residential Specific Plan zoning designation that 
are entirely or partially within 500 feet of I-5 include the Focus Area 24th Street Transit 
Station. Therefore, future development consistent with FGPU may result in the exposure of 
sensitive receptors to substantial DPM concentrations from mobile sources. Impacts of the 
FGPU relative to DPM exposure would be significant (Impact AQ-4).  

Mitigation 

Impacts to sensitive receptors would be reduced through implementation of MM-AQ-4A and 
4B. 

MM-AQ-4A Sensitive Receptors - Health Risk Assessment 

Prior to the issuance of building permits for any facility that would place sensitive receptors 
within 500 feet of Interstate 5, a health risk assessment shall be prepared that demonstrates 
that health risks would be below the level of significance. 

MM-AQ-4B  Sensitive Receptors – Enhanced Construction 

Where a project consistent with the Focused General Plan Update would place sensitive 
receptors within 500 feet of Interstate 5, the City of National City shall require that buildings 
be equipped with ventilation systems that are rated at Minimum Efficiency Reporting Value 
of “MERV13” or better for enhanced particulate removal efficiency. The City Building 
Inspector shall verify the aforementioned requirements are included on plans submitted for 
approval of any Land Use and Building permits and shall verify compliance on-site prior to 
occupancy clearance. The property manager or responsible maintenance entity shall be 
trained in conducting regular inspections and replacements, and regular inspections and 
replacements shall be completed on the recommended basis by the system manufacturer. 

Finding 

Pursuant to Public Resources Code Section 21081(a)(1) and CEQA Guidelines Section 
15091(a)(3), specific economic, legal, social, technological, or other considerations, including 
provision of employment opportunities for highly trained workers, make infeasible the 
mitigation measure or project alternatives identified in the final EIR. Specifically, the ability 
of future development to successfully implement the actions required to fully satisfy MM-AQ-
4A and MM-AQ-4B cannot be guaranteed at this time, and impacts would remain significant 
and unavoidable. Pursuant to Public Resources Code Section 21081(b), see Statement of 
Overriding Considerations, there are specific overriding economic, legal, social, technological, 
and other benefits of the project that outweigh the significant and unavoidable impacts.    
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Rationale 

While implementation of MM-AQ-4A and MM-AQ-4B would reduce TAC impacts, the ability 
of future development to successfully implement the actions required to fully meet the health 
risk threshold cannot be guaranteed at this time. Thus, TAC impacts under the FGPU are 
considered significant and unavoidable at the program level.   

X. FINDINGS REGARDING ALTERNATIVES 

In accordance with Section 15126.6(a) of the CEQA Guidelines, an EIR must contain a 
discussion of “a range of reasonable alternatives to a project, or the location of a project, which 
would feasibly attain most of the basic objectives of the project but would avoid or 
substantially lessen any of the significant effects of the project and evaluate the comparative 
merits of the alternatives.” Section 15126.6(f) further states that “the range of alternatives 
in an EIR is governed by the 'rule of reason' that requires the EIR to set forth only those 
alternatives necessary to permit a reasoned choice.”  

The objectives of the project are presented above.  

The City Council must consider the feasibility of any alternatives to the FGPU, evaluating 
whether these alternatives could avoid or substantially lessen significant environmental 
effects while achieving most of the objectives of the program. The Final SPEIR includes an 
analysis of two alternative program scenarios: No Project (Adopted Plan) Alternative and the 
Alternate Project Location Alternative.  

No Project (Adopted Plan) Alternative 

The No Project (Adopted Plan) Alternative would see greater impacts than that of the FGPU 
in conflicting with land use plans, policies, and regulations and in GHG emissions. The No 
Project Alternative would not update the General Plan elements and CAP to be in compliance 
with recent State and local legislation and plans to reduce GHG emissions and achieve 
sufficient new local housing supply. The No Project Alternative would not include greater 
connections to transit from higher-density development within a 0.5-mile radius of high-
quality transit (and associated VMT reductions) and would not include updated CAP 
strategies that aim to reduce emissions from all sectors (energy, transportation, water, solid 
waste, etc.) In addition, it would not include the GHG reduction strategies included in the 
2022 California Air Resources Board (CARB) Scoping Plan. Therefore, it would not be 
consistent with the GHG reduction goals of the 2022 CARB Scoping Plan. 

The No Project Alternative would see a reduction in impacts related to air quality 
(consistency with air quality plans and exposing sensitive receptors to air quality impacts), 
as compared to the FGPU. This reduction would be due to new sensitive receptors not being 
exposed to substantial diesel particulate matter concentrations from mobile sources due to 
lack of the potential for future infill development within 500 feet of I-5. The No Project 
Alternative does not propose new redevelopment opportunities in this area. In addition, since 
existing regional air plans are based on the existing City forecasts, the No Project 
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Alternative, which is based on the Adopted General Plan, would be consistent with the 
Regional Air Quality Standards (RAQS). 

Although this Alternative sees reductions in some impacts as compared to the FGPU, the No 
Project Alternative would not fully address the following objectives of the FGPU: 

 Update the City’s General Plan to integrate new State legislation and other regional 
and local regulatory changes into the City’s policies and programs. 

o The No Project Alternative would not update the General Plan to integrate 
new State legislation that has been adopted since 2011. 

 Develop a comprehensive circulation system that is safe and efficient for all modes of 
travel and that is coordinated with the regional system. 

o The No Project Alternative would not update the circulation system with the 
latest Regional Transportation Plan/Sustainable Communities Strategy 
update, 2021 San Diego Forward Regional Plan.  

 Reduce greenhouse gas (GHG) emissions resulting from local government and 
community-wide activities within the City. 

o The No Project Alternative would reduce GHG emissions, but as it was 
developed in 2011, the current adopted Climate Action Plan (CAP) would not 
maintain consistency with the State legislation adopted since then, which 
sets new GHG reduction goals (see Table CAP-1 Regulatory Framework in 
the 2022 CAP). 

Alternate Project Location Alternative 

The Alternate Project Location Alternative would incrementally reduce the project’s 
significant impacts requiring mitigation associated with air quality emissions on sensitive 
receptors and would have less impacts in conflicting with land use plans, policies, and 
regulations, and in ambient noise impacts compared to the FPGU. Incremental differences 
are due to a change from the proposed the 24th Street Transit Center Focus Area to the 
Alternate Site). The 24th Street Transit Center Focus Area’s proximity to the busy I-5 
corridor has the potential to expose sensitive receptors to emissions from stationary or mobile 
sources in the vicinity. As detailed in the Draft SPEIR Chapter 4.2 Air Quality, Section 
4.2.7.2 Mobile Sources, sensitive receptors within 500 feet of I-5 are likely to be subject to 
substantial diesel particulate matter concentrations from mobile sources. Since the 
Alternative Project Location Alternative would move density from the 24th Street Transit 
Center Focus Area away from this range of the I-5, it would result in less air quality impacts 
to sensitive receptors. The Alternative would result in incrementally less impacts relating to 
consistency with local policies since it would not propose new residential development within 
500 feet of the centerline of a freeway (e.g., the 24th Street Transit Center Focus Area of the 
Proposed Project would be replaced by the Alternate Site), and therefore consistent with 
Adopted General Plan Policy HEJ-2.3. The Alternative would also have an incremental 
reduction in ambient noise impacts to sensitive receptors compared to the Proposed Project 
due to the location of the Alternate Site since freeways are sources of sustained vehicular 
noise that contributes to the ambient noise environment. 

While the Alternate Project Location Alternative would incrementally reduce impacts as 
compared to the FGPU, the relocation of density from the 24th Street Transit Station to a set 
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of parcels (“Alternative Site”) further from the I-5 would not place density in as close 
proximity to an existing transit station, therefore, incrementally reducing transit-oriented 
development in the City. 

Despite this, the Alternate Location Alternative would meet all of the objectives of the 
Proposed Project, as the differences between the two are minor.  

Finding 

The City Council, having reviewed and considered the information contained in the Final 
SPEIR, finds pursuant to CEQA Guidelines Section 15091(a)(3) that the alternatives 
presented and considered in the Final SPEIR constitute a reasonable range of alternatives 
necessary that would feasibly attain most of the basic objectives of the project but would avoid 
or substantially lessen any of the significant effects of the project to permit a reasoned choice 
among the options available to the City and/or the project proponent. 

XI. FINDINGS REGARDING OTHER CEQA CONSIDERATIONS 

A. Growth Inducement 

Based on the discussion presented in Chapter 5.0 of the Draft SPEIR, the City finds that the 
FGPU would be growth inducing as it provides a land use framework that allows for 
additional housing over what is currently allowed within the Planning Area under the 
adopted General Plan. The FGPU would not remove an impediment to growth; rather, it 
would supplement the existing land use framework governing the area. An overall increase 
in commercial and industrial development would generate additional employment growth, 
while the anticipated increase in residential units within the Planning Area would help to 
foster economic growth within the City. As such, the FGPU can be considered to be a growth-
inducing project, intended to spur economic, population, and housing growth within the 
Planning Area. 

B. Significant Irreversible Environmental Changes 

Section 15126.2(c) of the State CEQA Guidelines requires an EIR to address any significant 
irreversible environmental changes that may occur because of project implementation. 
Consistent with the analysis presented in Chapter 6.0 Cumulative Impacts of the Draft 
SPEIR, the City finds that implementation of the project would not result in significant 
irreversible impacts to non-renewable resources. Additionally, the City finds, consistent with 
the Final SPEIR, that the FGPU would not result in secondary impacts from environmental 
changes resulting from the adoption of the FGPU, nor would irreversible environmental 
changes potentially occur associated with future buildout due to mitigation. 

XII. STATEMENT OF OVERRIDING CONSIDERATIONS 

Pursuant to Public Resources Code Section 21081(b) and CEQA Guidelines section 15093(a) 
and (b), the City Council (City) is required to balance, as applicable, the economic, legal, 
social, technological, or other benefits, including region-wide or statewide environmental 
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benefits, of a proposed project against its unavoidable environmental risks when determining 
whether to approve the project.  If the specific economic, legal, social, technological or other 
benefits of the project, including region-wide or statewide environmental benefits, outweigh 
the unavoidable adverse environmental effects, those effects may be considered “acceptable” 
(CEQA Guidelines, §15093 (a)).  CEQA requires the agency to support, in writing, the specific 
reasons for considering a project acceptable when significant impacts are not avoided or 
substantially lessened.  Those reasons must be based on substantial evidence in the Final 
EIR or elsewhere in the administrative record (CEQA Guidelines, §15093(b)). 

Courts have upheld overriding considerations that were based on a variety of policy 
considerations including, but not limited to, new jobs, stronger tax base, and implementation 
of an agency’s economic development goals, growth management policies, redevelopment 
plans, the need for housing and employment, conformity to community plan, and provision 
of construction jobs, See Towards Responsibility in Planning v. City Council (1988) 200 Cal 
App. 3d 671; Dusek v. Redevelopment Agency (1985) 173 Cal App. 3d 1029; City of Poway v 
City of San Diego (1984) 155 Cal App. 3d 1037; Markley v. City Council (1982) 131 Cal App.3d 
656.  

In accordance with the requirements of CEQA and the CEQA Guidelines, the City finds that 
the mitigation measures identified in the Final SPEIR and the Mitigation Monitoring and 
Reporting Program, when implemented, will avoid or substantially lessen many of the 
significant effects identified in the Draft SPEIR for the project. However, certain significant 
impacts of the FGPU are unavoidable even after incorporation of all feasible mitigation 
measures. These significant unavoidable impacts are to air quality. The Draft SPEIR 
provides detailed information regarding these impacts (see Final SPEIR Section 3.3.10Air 
Quality: Significance After Mitigation).  

The City finds that all feasible mitigation measures identified in the Final SPEIR will be 
implemented as conditions of approval for each future development project consistent with 
the FGPU, and that the remaining significant unavoidable effects are outweighed and are 
found to be acceptable due to the following specific overriding economic, legal, social, 
technological, or other benefits based upon the facts set forth above, the Final SPEIR, and 
the record, as follows:  

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 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. 
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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. 

Considering all the factors, the City finds that there are specific economic, legal, social, 
technological, and other considerations associated with the FGPU that serve to override and 
outweigh the project's significant unavoidable effects and, thus, the adverse effects are 
considered acceptable. Therefore, the City hereby adopts this Statement of Overriding 
Considerations. 
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9 MITIGATION MONITORING AND REPORTING 
PROGRAM 

California Environmental Quality Act Section 21081.6, requires that a mitigation monitoring and 
reporting program be adopted upon certification of an environmental impact report to ensure that the 
mitigation measures are implemented for significant or potentially significant impacts. The mitigation 
monitoring and reporting program specifies what the mitigation is, the entity responsible for monitoring 
the program, and when in the process it should be accomplished. 

Attachment 2
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April 2023 9‐2 

Environmental Issue  Responsible Party  Deliverable  Complete by  Date 
Completed  

Air Quality 

MM‐AQ‐1 Conflicts with Air Quality Plans: 
Within six months of the certification of the Final 
Supplemental Program Environmental Impact 
Report, the City of National City shall provide a 
revised land use map and housing and employment 
forecast for the Planning Area to the San Diego 
National Association of Governments to ensure 
that any revisions to the population and 
employment projections used by the San Diego Air 
Pollution Control District in updating the Regional 
Air Quality Standards and State Implementation 
Plan will accurately reflect anticipated growth due 
to the proposed project. 

City  Revised land use map and 
housing and employment 
forecast for the Planning Area 

MM‐AQ‐2A Air Quality Standards ‐ Project‐specific 
Construction Air Quality Impact Analysis: 
Proposed development projects that are subject to 
the California Environmental Quality Act (CEQA) 
and larger than the hypothetical 1.87‐acre mixed‐
use scenario contained herein shall have 
construction‐related air quality impacts analyzed 
using the latest available CalEEMod model, or other 
analytical method determined in conjunction with 
the City of National City. The results of the 
construction‐related air quality impacts analysis 
shall be included in the development project’s 
CEQA documentation. If such analyses identify 
potentially significant regional or local air quality 
impacts based on the City’s emissions thresholds, 
the City shall require the incorporation of 
appropriate mitigation to reduce such impacts. 

Project Applicant  Construction‐related air 
quality impacts analysis 
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Environmental Issue  Responsible Party  Deliverable  Complete by  Date 
Completed  

Examples of potential mitigation measures are 
provided in MM‐AQ‐2B, below. 

MM‐AQ‐2B Air Quality Standards ‐ Construction 
Emissions Reduction Measures: 
For individual construction projects greater than 5 
acres that exceed the daily emissions thresholds 
established by the City of National City, best 
available control measures/technology shall be 
incorporated to reduce construction emissions to 
the extent feasible. Best available control 
measures/technology shall include, but not be 
limited to, the following: 

a) Minimizing simultaneous operation of multiple
pieces of construction equipment;

b) Use of more efficient, or low pollutant emitting
equipment, e.g., Tier III or Tier IV rated
equipment;

c) Use of alternative fueled construction
equipment;

d) Dust control measures for construction sites to
minimize fugitive dust such as:

i) Contractor(s) shall implement paving, chip
sealing, or chemical stabilization of internal
roadways after completion of grading.

ii) Dirt storage piles shall be stabilized by
chemical binders, tarps, fencing, or other
erosion control.

iii) A 15‐mile per hour (mph) speed limit shall
be enforced on unpaved surfaces.

Project Applicant  Conditions of Approval? 
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  Reporting Program 
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Environmental Issue  Responsible Party  Deliverable  Complete by  Date 
Completed  

iv)  On dry days, dirt and debris spilled onto 
paved surfaces shall be swept up 
immediately to reduce resuspension of 
particulate matter caused by vehicle 
movement. Approach routes to 
construction sites shall be cleaned daily of 
construction‐related dirt in dry weather.  

v)  Haul trucks hauling dirt, sand, soil, or other 
loose materials shall be covered, or 2 feet 
of freeboard shall be maintained.  

vi)  Disturbed areas shall be hydroseeded, 
landscaped, or developed as quickly as 
possible and as directed by the County of 
San Diego and/or San Diego Air Pollution 
Control District to reduce dust generation.  

vii)  Grading shall be terminated if winds exceed 
25 mph.  

viii)  Any blasting areas shall be wetted down 
prior to initiating the blast.   

e)  Minimizing idling time by construction vehicles. 

MM‐AQ‐3 Air Quality Standards ‐ Project‐specific 
Operational Air Quality Impact Analysis: 
Proposed development projects that are subject to 
the California Environmental Quality Act (CEQA) 
(non‐ministerial) shall have long‐term operational‐
related air quality impacts analyzed using the latest 
available CalEEMod model, or other analytical 
method determined in conjunction with the City of 
National City. The results of the operational‐related 
air quality impacts analysis shall be included in the 
development project’s CEQA documentation. If 

Project Applicant   Long‐term operational‐related 
air quality impact analysis 

   

Page 391 of 1838



Draft Supplemental Program EIR ‐ Focused General Plan Update   9. Mitigation Monitoring and 
  Reporting Program 
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Environmental Issue  Responsible Party  Deliverable  Complete by  Date 
Completed  

such analyses identify potentially significant 
regional or local air quality impacts based on the 
City’s thresholds, the City shall require the 
incorporation of appropriate mitigation to reduce 
such impacts. Examples of potential measures shall 
include, but not be limited to, the following: 

 Install electric vehicle charging stations; 

 Improve walkability design and pedestrian 
network;  

 Increase transit accessibility and frequency by 
incorporating Bus Rapid Transit routes;  

 included in the San Diego Association of 
Governments Regional Plan; and/or  

 Limit parking supply and unbundle parking 
costs. Lower parking supply below Institute of 
Traffic Engineers rates and separate parking 
costs from property costs. 

MM‐AQ‐4A Sensitive Receptors ‐ Health Risk 
Assessment:  
Prior to the issuance of building permits for any 
facility that would place sensitive receptors within 
500 feet of Interstate 5, a health risk assessment 
shall be prepared that demonstrates that health 
risks would be below the level of significance. 

Project Applicant  Health risk assessment 

MM‐AQ‐4B Sensitive Receptors – Enhanced 
Construction: 
Where a project consistent with the Focused 
General Plan Update would place sensitive 
receptors within 500 feet of Interstate 5, the City of 
National City shall require that buildings be 
equipped with ventilation systems that are rated at 

Project Applicant, 
City Building 
Inspector 

 Approved plans     
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Environmental Issue  Responsible Party  Deliverable  Complete by  Date 
Completed  

Minimum Efficiency Reporting Value of “MERV13” 
or better for enhanced particulate removal 
efficiency. The City Building Inspector shall verify 
the aforementioned requirements are included on 
plans submitted for approval of any Land Use and 
Building permits and shall verify compliance on site 
prior to occupancy clearance. The property 
manager or responsible maintenance entity shall 
be trained in conducting regular inspections and 
replacements, and regular inspections and 
replacements shall be completed on the 
recommended basis by the system manufacturer. 

Cultural Resources and Tribal Cultural Resources 

MM‐CUL‐1 Historic Properties Application Review:  
Applications for future development shall be 
reviewed by the building official or designee for 
non‐discretionary building or demolition permits to 
determine if they involve any structure identified 
on the list of historic properties, per National City 
Title 18 Zoning Chapter 18.12.160 Historic 
Properties, (c) Review of Ministerial Permits, or if a 
structure is known to be 45 years or older. If a 
property proposed for demolition or significant 
alteration or conversion is determined to be on the 
historic properties list, the application must be 
reviewed in accordance with Municipal Code Title 
15 Buildings and Construction Chapter 15.34 
Historical Buildings, which addresses regulations 
governing the enlargement, alteration, repair, 
moving, removal, demolition, converging, 

Building official or 
designee 

Reviewed development 
proposal 
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Environmental Issue  Responsible Party  Deliverable  Complete by  Date 
Completed  

occupancy, use, and maintenance of all historical 
buildings and/or structure.  

All discretionary permits involving a historic 
resource, or a structure known to be 45 years or 
older shall be reviewed in compliance with the 
California Environmental Quality Act (CEQA). For 
any building/structure having its original structural 
integrity intact and potentially eligible for the 
National Register of Historic Places or the California 
Register of Historic Resources, a qualified 
professional architectural historian may be 
required to determine whether the affected 
building/structure is historically significant. The 
evaluation of historic architectural resources shall 
be based on criteria such as age, location, context, 
association with an important person or event, 
uniqueness, or structural integrity, as indicated in 
CEQA Guidelines section 15064.5. A historical 
resource report shall be submitted by the project 
applicant to the City of National City and shall 
include the methods used to determine the 
presence or absence of historical resources, 
identify potential impacts from the proposed 
project, evaluate the significance of any historical 
resources, and identify mitigation measures to 
protect the resource from loss of a characteristic 
designating it as historic. 

MM‐CUL‐2 Ground Disturbance Monitoring: 
Applications for future development located on a 
vacant/undeveloped site or on a site with proposed 
excavation into native soils, wherein the Planning 

Archaeological 
and/or Native 
American monitor 

Monitor contract 
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Department has determined a potential for impacts 
to subsurface archaeological resources, shall be 
required to comply with the following mitigation 
framework: 

An archaeological and/or Native American monitor 
shall be present during construction activities that 
involve subsurface grading and/or excavation 
involving the disturbance of native soils more than 
3 feet in depth. The monitor(s) would ensure that 
important subsurface archaeological sites, which 
could underlie a redevelopment area, are not 
damaged or destroyed. 

MM‐CUL‐3 Archaeological Survey and Report: 
Applications for future development located on a 
vacant/undeveloped project site, wherein the 
Planning Department has determined a potential 
for impacts to archaeological resources, shall be 
required to comply with the following mitigation 
framework: 

As applicable by recommendation by the Planning 
Department, an archaeological field survey of the 
project site and a report summarizing the findings 
of the survey shall be completed by a qualified 
archaeologist. An archaeological resource report 
detailing the results of the record search and the 
field survey of the project area shall be submitted 
by the project applicant to the City of National City. 

The archaeological resources report would be 
required prior to issuance of a permit to ensure 
that any resources are identified and mitigated 
prior to grading and construction. 

Qualified 
archaeologist 

Archaeological field survey     
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MM‐CUL‐4 Unanticipated Discovery of 
Archaeological Resources: 
In the event of an unanticipated discovery during 
construction, construction should stop on the site 
until a qualified archaeologist can survey the 
resource and determine potential impacts and 
preservation measures. Any archaeological 
resources that are found on an undeveloped 
project site would be identified, adequately 
documented in the field, and/or preserved, as 
recommended by a qualified archaeologist. 

Qualified 
archaeologist 

Work Plan 

Paleontology 

MM‐PALEO‐1 Monitoring: 
All proposed site‐specific projects under the 
Focused General Plan (FGPU) shall be screened by 
the Planning Department for the potential to result 
in impacts to  paleontological resources. A project 
may result in impacts to paleontological resources 
if it:   

(a) Is situated above any area of moderate to high
paleontological sensitivity (as defined in the
2022 FGPU Supplemental Program
Environmental Impact Report Chapter 4.4
Paleontology);

(b) Would result in greater than 1,000 cubic yards
of excavation at 10 feet or greater of depth in
an area of high sensitivity; or

(c) Would result in greater than 2,000 cubic yards
of excavation at 10 feet or greater depth in an
area of moderate sensitivity.

Planning 
Department, 
Qualified 
paleontological 
monitor 

Reviewed site plan;  

Contract with qualified 
paleontological monitor;  

Excavation Plan 
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Projects meeting the above criteria shall be subject 
to implementation of the following mitigation 
framework:  

(a) A qualified paleontological monitor shall be 
present during ground disturbance. The 
monitor shall have the authority to stop and/or 
divert grading, trenching, or excavating within 
an appropriate radius of the find if a 
paleontological resource is encountered.  

(b) An excavation plan shall be implemented to 
mitigate the discovery. Excavation shall include 
the salvage of the fossil remains (simple 
excavation or plaster‐jacketing of larger and/or 
fragile specimens); recording of stratigraphic 
and geologic data; and transport of fossil 
remains to laboratory for processing and 
curation. 

Hazards and Hazardous Materials 

MM‐HAZ‐1 Environmental Site Assessment: 
Applications for site‐specific developments under 
the Focused General Plan Update (FGPU) where the 
Planning Department has determined a potential 
impact to a site listed in a hazardous materials 
database, or to sites with potential but unknown 
hazardous material impacts, shall be required to 
comply with the following mitigation framework: 

a) Projects shall be required to identify potential 
conditions that require further regulatory 
oversight and demonstrate compliance based 
on the following measures prior to issuance of 
any permits. A Phase I Environmental Site 

Project Applicant  Phase I Environmental Site 
Assessment (ESA) 

Phase II ESA, as applicable 
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Assessment (ESA) shall be completed in 
accordance with ASTM International Standards. 
If hazardous materials are identified that 
require remediation, a Phase II ESA and 
remediation effort shall be conducted in 
conformance with federal, state, and local 
regulations. 

b) If the Phase II ESA identifies the need for
remediation, then the following shall occur
prior to the issuance of grading permits:
1) The applicant shall retain a qualified

environmental engineer to develop a soil
and/or groundwater management plan to
address the notification, monitoring,
sampling, testing, handling, storage, and
disposal of contaminated media or
substances (soil, groundwater). The
qualified environmental consultant shall
monitor excavations and grading activities
in accordance with the plan. The
groundwater management and monitoring
plans shall be approved by the City of
National City prior to development of the
site.

2) The applicant shall submit documentation
showing that contaminated soil and/or
groundwater on proposed development
parcels has been avoided or remediated to
meet cleanup requirements established by
appropriate local regulatory agencies
(Regional Water Quality Control Board
[RWQCB]/California Department of Toxic
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Substances Control [DTSC]/Department of 
Environmental Health [DEH]) based on the 
future planned land use of the specific area 
within the boundaries of the site (i.e., 
commercial, residential), and that the risk 
to human health of future occupants of 
these areas therefore has been reduced to 
below a level of significance. 

3) The applicant shall obtain written
authorization from the appropriate
regulatory agency (RWQCB/DTSC/DEH)
confirming the completion of remediation.
A copy of the authorization shall be
submitted to the City to confirm that all
appropriate remediation has been
completed and that the proposed
development parcel has been cleaned up to
the satisfaction of the regulatory agency. In
the even that previous contamination has
occurred on a site that has a previously
closed case or on a site included on a list of
hazardous materials sites compiled
pursuant to Government Code Section
65962.5, the DEH shall be notified of the
proposed land use.

All cleanup activities shall be performed in 
accordance with all applicable federal, state, and 
local laws and regulations, and required permits 
shall be secured prior to commencement of 
construction to the satisfaction of the City and 
compliance with applicable regulatory agencies 
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such as but not limited to the National City 
Municipal Code. 

Noise 

MM‐NOI‐1 Prior to the issuance of a permit to 
construct land uses associated with noise‐sensitive 
receptors consistent with the Focused General Plan 
Update within 112 feet of a noise‐sensitive 
receptors, including, but not limited to, residential 
dwelling units, transient lodging, hospitals, nursing 
homes, facilities for long‐term medical care, 
educational facilities, libraries, or churches, a 
Construction Noise Control Plan shall be submitted 
to the City of National City’s Community 
Development Department for review and approval. 
The plan shall demonstrate that all construction 
activity will not expose noise‐sensitive land uses 
such as residences to noise levels that exceed 75 
dBA Leq. The construction noise control plan can 
include, but is not limited to, the following: 

 Ensure that construction equipment is properly
muffled according to industry standards and is
in good working condition.

 Place noise‐generating stationary equipment
and construction staging areas away from
sensitive uses, where feasible.

 Implement noise attenuation measures to the
extent feasible, which may include, but are not
limited to, temporary noise barriers or noise
blankets around stationary construction noise
sources.

Project Applicant  Conditions of Approval  Prior to the 
issuance of a 
permit to 
construct 
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 Use electric air compressors and similar power 
tools rather than diesel‐powered equipment, 
where feasible. 

 Construction‐related equipment, including 
heavy‐duty equipment, motor vehicles, and 
portable equipment, shall be turned off when 
not in use for more than 5 minutes. 

 Project developers shall require by contract 
specifications that heavily loaded trucks used 
during construction be routed away from 
residential streets to the extent feasible. 
Contract specifications shall be included in 
construction documents, which shall be 
reviewed by the City prior to issuance of a 
grading permit. 

Prior to commencement of construction activities, 
at least one sign shall be installed near the project 
site entrance stating the allowable construction 
hours and workdays, as well as the phone number 
of the job superintendent. The sign shall be clearly 
conspicuous and legible from the public right‐of‐
way and shall remain in place throughout 
construction. If the City or the job superintendent 
receives a complaint, the superintendent shall 
investigate, take appropriate corrective action, and 
report the action taken to the reporting party. 

MM‐NOI‐2 Prior to the issuance of a permit to 
construct developments consistent with the 
Focused General Plan Update that would include 
outdoor mechanical equipment, the Planning 
Department shall require appropriate noise 

Project Applicant  Construction Noise Control 
Plan 

Prior to the 
issuance of a 
permit to 
construct 

 

Page 401 of 1838



Draft Supplemental Program EIR ‐ Focused General Plan Update   9. Mitigation Monitoring and 
  Reporting Program 

April 2023    9‐15 
 

Environmental Issue  Responsible Party  Deliverable  Complete by  Date 
Completed  

attenuation measures for heating, ventilation, and 
air conditioning (HVAC) equipment, including, but 
not limited to, (1) set back at least 30 feet from the 
nearest property line, (2) surrounded by walls or 
parapet walls that obstruct the line‐of‐sight to 
adjacent land uses, or (3) placed within a 
mechanical equipment room. Where it may be 
demonstrated that other measures would reduce 
HVAC noise to levels below the limits specified in 
the Municipal Code, such measures may be 
substituted. 

MM‐NOI‐3 Noise and Vibration Impact Analysis: 
Prior to the issuance of a permit to construct 
projects that are in the Planning Area and would 
include pile driving, the Planning Department shall 
require that a Noise and Vibration Impact Analysis 
be prepared. The Noise and Vibration Impact 
Analysis shall be prepared by a qualified 
professional. Wherein a potential impact‐related 
groundborne noise or vibration is identified, the 
Planning Department shall require that the 
reduction measures be incorporated into project 
design. 

Project Applicant  Noise and Vibration Impact 
Analysis 

Prior to the 
issuance of a 
permit to 
construct 
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CITY OF NATIONAL CITY  
NOTICE OF PUBLIC HEARING 

CERTIFICATION OF THE SUPPLEMENTAL PROGRAM ENVIRONMENTAL 

IMPACT REPORT FOR THE FOCUSED GENERAL PLAN UPDATE 

 

NOTICE IS HEREBY GIVEN that the City Council of the City of National City will 
hold a Public Hearing to Certify the Final Supplemental Program Environmental 
Impact Report (SPEIR) with the Selection of the Alternate Project Location 
Alternative, and Adopting Findings of Fact, a Statement of Overriding 
Considerations, and a Mitigation Monitoring and Reporting Program for the City 
of National City Focused General Plan Update. To view the documents, visit the 
City of National City or at www.nationalcityca.gov/fgpu.  
 

One environmental document, the SPEIR, was prepared to analyze the Focused 

General Plan Update (FGPU) and related documents. The SPEIR includes the 

adoption of the Housing Element, the Land Use Element, Transportation 

Element, Safety Element, Zoning Map, and Climate Action Plan which have been 

updated. The Downtown Specific Plan, Westside Specific Plan, and Municipal 

Code have been updated for consistency, as well. Additionally, new Objective 

Design Standards and Floor Area Ratio Bonus Regulations have been created to 

comply with State legislation and streamline the housing approval process. The 

FGPU will have a separate public hearing on the same date and time. 

 

DATE & TIME OF MEETING:  Tuesday, September 5, 2023, 6:00 p.m.  

LOCATION:     City of National City, 1243 National City Blvd.  

TO SUBMIT PUBLIC COMMENT:    
Appear in person at the above-described meeting or submit your concerns in 
writing to the City Clerk at publiccomment@nationalcityca.gov before  4 PM on  
September 5, 2023. For more information, visit: 
https://www.nationalcityca.gov/government/city-clerk/public-comments  
      
If you challenge the matter 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 City Council at or prior to the public 
hearing. If you have special needs requiring assistance at the meeting, please 
call the City Clerk’s Office at (619) 336-4228 at least 24 hours prior to the 
meeting so that accommodations can be arranged.  
 
Shelley Chapel, MMC,  
City Clerk 
Published in the Star News, Friday, August 25, 2023 
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   AGENDA REPORT 
 

Department:   Housing Authority 
Prepared by:   Carlos Aguirre, Acting Deputy City Manager & Director of Housing  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 

 

 

SUBJECT: 
Focused General Plan Update 
 
RECOMMENDATION:  
Conduct a Public Hearing and Adopt the Resolutions and Ordinances Entitled: 

1) “Resolution of the City Council of the City of National City, California, Approving the 
Focused General Plan Update and its Related Land Use Map Including Minor Text and Map 
Amendments, and Replacing the 2011 Land Use, Transportation, and Safety Elements, and 
Climate Action Plan;” and 
 
2) “Resolution of the City Council of the City of National City, California, Amending the 
Downtown Specific Plan;” and  
 
3) “An Ordinance of the City of Council of the City of National City, California, Adopting 
the Westside Specific Plan Amendment and Amending the Zoning Text and Map of the 
Westside Specific Plan;” and  
 
4) “An Ordinance of the City Council of the City of National City, California, Adopting 
Municipal Code Chapter 18.49 to Provide Objective Design Standards for Housing 
Development, Adopting Chapter 18.50 to Provide a Floor Area Ratio Bonus Program, 
Adopting Amendments to Chapters 18.29 (Overlay Zones) to Create a Mixed-Use Overlay 
Zone to Allow Residential Development on Certain Parcels Zoned CL and CS, and Amending 
the Municipal Code to Revise Title 18;” and  
 
5) “Resolution of the City Council of the City of National City, California, Approving the 
Update to the Bicycle Master Plan.”  

 
BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
On August 21, 2023, the Planning Commission recommended approval of the FGPU and the 
Climate Action Plan, the Downtown Specific Plan Amendment, the Westside Specific Plan 
Amendment, the Municipal Code Amendments, and the Bicycle Master Plan Update. 
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EXPLANATION: 
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, National 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 have been updated. The 
Downtown Specific Plan, Westside Specific Plan, and Municipal Code have been updated for 
consistency, as well. Additionally, new Objective Design Standards Floor Area Ratio Bonus 
Regulations have been 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 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. 
 
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. 
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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 conducted 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 and the 
Climate Action Plan (CAP), last updated in 2011, which are addressed in detail later in this section: 
 

 Land Use Element 

 Transportation Element 

 Safety Element 

 Housing Element* 

 CAP 
 
*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. 
 
A resolution authorizing approval of the FGPU (Land Use Element, Transportation Element, 
Safety Element, and CAP) is included in Attachment 2. 
 

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, 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 policy 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. 

Page 407 of 1838



Page 4 of 9 

 

 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 need for 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 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 modeling 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: 
 

 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 
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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 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. 
 

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 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 
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improve GHG reductions in the residential, commercial/industrial, transportation, solid waste, and 
water and wastewater sectors. 
 

SPECIFIC PLAN AMENDMENTS 

 
The Downtown Specific Plan and Westside Specific amendments include updated policies, 
development standards (allowed uses, densities, FARs, heights, etc.), design guidelines, and 
parking requirements to encourage housing production. The updated policies aim to streamline 
housing production for all income categories and align with updates to the Zoning Code and 
General Plan. Amendments to these specific plans center on specific conformance with recently 
adopted plans and those being concurrently revised through the updates to the General Plan, as 
well as State legislation, and do not serve to create new plans.  
 

Downtown Specific Plan Amendment 
 

No Focus Areas fall within the boundaries of the Downtown Specific Plan boundary. The 
amendments to the Downtown Specific Plan as part of the FGPU include updates to sections 
referencing the General Plan’s goals and policies, additions of references to the objective design 
standards, parking requirements, clarifications to regulations where residential uses are involved, 
and providing clarification that in cases where the procedures of the Specific Plan and Municipal 
Code conflict, the Municipal Code shall prevail. 
 
A resolution authorizing approval of the amendments to the Downtown Specific Plan is included 
in Attachment 3. 
 

Westside Specific Plan Amendment 
 

The Westside Specific Plan would allow transitional and supportive housing as a permitted use in 
the MCR-1 and MCR-2 zones and group homes as a permitted use in the RS-4, MCR-1, and 
MCR-2 zones in the Westside Specific Plan, in accordance with State law. Additionally, portions 
of the 16th Street Focus Area, which is within the boundaries of the Westside Specific Plan 
boundary, fall within the proposed Mixed-Use Overlay, as described above. This overlay allows 
for multi-family residential development in areas zoned for commercial and institutional uses and 
near transit. This overlay is optional and does not propose a change in the underlying zoning to 
these parcels. 
 
A resolution recommending approval of an ordinance authorizing approval of the amendments to 
the Westside Specific Plan is included in Attachment 4. 
 

MUNICIPAL CODE UPDATE 

 
As part of the 6th Cycle 2021–2029 Housing Element implementation, National City’s Municipal 
Code Title 18 must be updated to comply with Housing Element policies and recent State housing 
legislation, and address minor language and conformance discrepancies throughout. The 
Municipal Code update also includes the incorporation of Objective Design Standards and the 
Floor Area Ratio Bonus Regulations. All updates aim to ease local impacts of the statewide 
housing crisis by facilitating easier housing development, encouraging deed-restricted affordable 
housing construction, or allowing for a variety of housing types. 
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A resolution recommending approval of the ordinance authorizing approval of the updates to the 
Municipal Code is included in Attachment 5. 
 

Legislative Compliance 
 

In the past five years, the State of California has passed a significant number of bills related to 
housing that require municipalities to allow specified types of housing in certain zones and to 
process housing development applications meeting specified criteria using certain streamlined 
processes, subject to definitive timelines. Like many other municipalities throughout the State, 
National City’s Municipal Code was not in compliance with this legislation. The Housing Element 
update thus identified a program to update the City’s Municipal Code to be in compliance with all 
State housing legislation. As part of the FGPU, the Municipal Code would be updated to comply 
with legislation such as SB 35, SB 330, AB 101, AB 2162, AB 1397, AB 68, etc. 
 
In addition to ensuring legislative compliance, the Municipal Code update implemented feedback 
from stakeholders gathered during engagement efforts for the Housing Element update. This 
feedback included adding language and requirements from the State Density Bonus program 
directly into the Municipal Code to encourage the use of the program. National City staff had 
identified smaller amendments to the Municipal Code that would correct language discrepancies, 
facilitate easier use, and address conformance issues. These amendments were also 
incorporated into the Municipal Code update. 
 

Objective Design Standards 
 

To incentivize the production of housing in National City, Object Design Standards were 
incorporated into the Municipal Code to provide architectural and design requirements aimed at 
streamlining the approval process for qualifying multi-unit residential developments based on 
zoning, General Plan land use designations, and percentages of residential use designated 
square footages. These architectural and design requirements support high-quality development, 
including site design, building design, façade and articulation, building equipment and service 
areas, fence and walls, pedestrian access, outdoor/common spaces, landscaping, parking, 
bicycle parking, and lighting. The Objective Design Standards only apply to multi-family projects 
located on a site that is zoned for residential use or residential mixed-use development or on a 
site that has a General Plan designation allowing residential use or a mix of residential and 
nonresidential uses. These standards will serve as the minimum requirements and will be 
mandatory for any eligible project for which a streamlined approval process is requested under 
State law provisions that reference objective design standards. 
 

Floor Area Ratio Bonus Regulations 
 

To incentivize the construction of new context-sensitive development that would assist the City in 
meeting first and foremost the residents’ needs for new affordable housing opportunities, as well 
as the State’s RHNA allocation, Floor Area Ratio Bonus Regulations were incorporated into the 
Municipal Code. The Floor Area Ratio Bonus Regulations, also known as the House National City 
Opt-In Density Bonus Program, intend to help create new, transit-supportive development by 
strategically placing new development in areas near job centers and schools with the greatest 
access to mobility choices to reduce reliance on automobiles. Additionally, this program is 
intended to create new commercial and retail spaces along the commercial corridors. 
 
The Floor Area Ratio Bonus Regulations emulate AB 2372 by ensuring that properties are 
afforded the opportunity to achieve higher densities than currently allowed under zoning. This is 
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intended to produce additional housing units and other community benefits, such as new deed-
restricted affordable housing, context sensitive design to address pollution issues, enhanced rules 
for relocation, first right to return, and tenant displacement. 
 
These regulations will use a 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/ac) calculation to bring greater flexibility when planning a new 
development project in close proximity to transit. For purposes of this program, two FAR tiers (Tier 
1 and Tier 2) would apply and would supersede the du/ac maximums allowed by the base zones. 
Tiers 1 and 2 include FARs of 2.5 and 4.0. 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, and MXT. The 
mixed-use overlays would also be included. 
 

BICYCLE MASTER PLAN UPDATE 

 
The Bicycle Master Plan Update will include the incorporation of changes from the General Plan 
elements, as described above, and other recently completed planning documents, such as the 
Harbor Drive Corridor Study, the INTRAConnect Plan, and the TODO Study. This update revises 
the citywide bicycle network to guide the City in planning for a more connected, safe, and 
accessible network. Design guidelines will be updated to align with current best practices and City 
plans. The plan will recommend programs related to furthering bicycling education, bicycling 
encouragement, enforcement, and evaluation. The plan also will include estimated network costs 
and resources to fund construction. 
 
A resolution authorizing approval of the updates to the Bicycle Master Plan is included in 
Attachment 6. 
 

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, rezoning of parcels, the Municipal Code, the specific plan amendments, the CAP, 
and the Bicycle Master Plan 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 future 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.  
      
 
FINANCIAL STATEMENT:  
Not Applicable 
      
RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Housing and Community Development   
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ENVIRONMENTAL REVIEW:  
This is a project under CEQA and requires full environmental review and the preparation of an 
environmental impact report. CCR 15362. 
 

PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
Published in The Star News, on City Website and Posted on Bulletin Boards at City Hall. 
 

ORDINANCE: 
First Reading and Adoption 
 
EXHIBITS:   
Exhibit A – Focused General Plan Update and Climate Action Plan Resolution  
Exhibit B – Downtown Specific Plan Resolution  
Exhibit C – Westside Specific Plan Ordinance 
Exhibit D – Title 18 Amendments Ordinance 
Exhibit E – Bicycle Master Plan Resolution  
Exhibit F – Focused General Plan Update and CAP 
Exhibit G – Downtown Specific Plan Amendment 
Exhibit H – Westside Specific Plan Amendment 
Exhibit I – Title 18 (Redline) 
Exhibit J – House National City Informational Guide (Floor Area Ratio Bonus Regulations) 
Exhibit K – Bicycle Master Plan Update 
Exhibit L - PowerPoint Presentation 
Exhibit M – Public Notice 
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RESOLUTION NO. 2023 -  

 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, CALIFORNIA, 

APPROVING THE FOCUSED GENERAL PLAN UPDATE AND ITS RELATED LAND USE MAP 

INCLUDING MINOR TEXT AND MAP AMENDMENTS, AND REPLACING THE 2011 LAND 

USE, TRANSPORTATION, AND SAFETY ELEMENTS, AND CLIMATE ACTION PLAN. 

 

WHEREAS, Section 65300 et seq. of the California Government Code requires each city 

to prepare and adopt a comprehensive, long-term general plan for the physical development of 

the city; and 

 

WHEREAS, the City’s current General Plan was last comprehensively updated in 2011; 

and 

 

WHEREAS, commencing in March 2020, the City initiated a multi-year focused update to 

the General Plan by approving a work plan and budget, hiring consultants, and conducting public 

workshops; and 

 

WHEREAS, the City has held visioning and outreach workshops, office hours, and public 

meetings on multiple occasions including but not limited to August 24, 2020, August 25, 2020, 

August 26, 2020, August 27, 2020, August 28, 2020, and August 29, 2020; March 23, 2021, March 

24, 2021, March 25, 2021, and March 30, 2021; and December 9, 2021, December 13, 2021, and 

December 15, 2021; for the Focused General Plan Update; and 

 

WHEREAS, on August 3, 2021, the City Council adopted the 2021-2029 Housing Element 

of the General Plan, and this Element is hereby incorporated in its entirety without amendment 

as part of the Focused General Plan Update; and 

 

WHEREAS, the Planning Commission and City Council received periodic briefings to 

consider public and agency input, to receive information relevant to the specific topics addressed 

in the General Plan Update, and to provide direction and guidance to staff and the consultant 

team regarding policies and land use designations for development of the General Plan and its 

land use diagram (map); and 

WHEREAS, the City Council considered public input on the draft General Plan Elements 

at duly advertised meetings on January 26, 2021 and June 20, 2023; and 

WHEREAS, notices of the Focused General Plan Update were mailed to affected public 

entities and agencies in compliance with State law (Government Code Sections 65302(g)(7), 

65302.5, 65302.7, 65352, 65352(a)(9)), and in accordance with Government Code Sections 

65352.3 the City contacted California Native American tribes that are on the contact list 

maintained by the Native America Heritage Commission to invite those tribes to consult on the 

proposed Focused General Plan Update; and 

 

WHEREAS, the City released the Public Review Focused General Plan, including the 

Land Use, Transportation, and Safety Elements in their entirety on February 17, 2023, and invited 
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comments by the public and affected agencies as required by law from February 17, 2023, 

through April 3, 2023; and 

 

 WHEREAS, the City determined that a Supplemental Program Environmental Impact 

Report (SPEIR) should be prepared to analyze the potential environmental impacts and identify 

any necessary mitigation measures for the Focused General Plan Update project; and 

 

WHEREAS, a Notice of Preparation (NOP) of an SPEIR for the project was circulated on 

March 19, 2022, to trustee and responsible agencies, the State Clearinghouse, and the public; 

and 

 

WHEREAS, a SPEIR “scoping” meeting was held virtually on April 6, 2022, and public 

and agency comments on the NOP related to the SPEIR analysis were presented or submitted 

during the scoping meeting and related 30-day comment period; and 

 

WHEREAS, during the 30-day public review period for the NOP, which ended on April 18, 

2022, written comment letters were received on the NOP, and the NOP comments are provided 

in Appendix A of the Draft SPEIR; and 

 

WHEREAS, the SPEIR evaluated potential impacts and alternatives at a program-level 

for the Focused General Plan Update project pursuant to the requirements of CEQA; and 

 

WHEREAS, a Notice of Availability (NOA) of the Draft SPEIR was published on the City’s 

website and in the Star News as required by law, and circulated to the State Clearinghouse, all 

relevant agencies, and interested parties for a 45-day public comment period, commencing on 

February 17, 2023, and ending on April 3, 2023; and 

 

WHEREAS, a total of twenty-two (22) written comments were received during the public 

review period on the draft Focused General Plan Update, and eight (8) written comments were 

received on the Draft Programmatic EIR, and pursuant to state law and the CEQA Guidelines, 

written responses to those comments when required have been prepared and included as part of 

the public record; and 

 

WHEREAS, the Planning Commission adopted Planning Commission Resolution No. 

2023-16, on August 21, 2023, on file with the Office of the City Clerk and incorporated by this 

reference, recommending approval of the Focused General Plan Update; and 

 

WHEREAS, a notice of the City Council public hearing to consider adoption of the Focused 

General Plan Update was published in the Star News, a newspaper of general circulation on 

August 25, 2023, and was posted in the Star News and on the City of National City website, in 

accordance with City policies and Government Code Section 65090; and 

 

WHEREAS, the City Council held a duly advertised public hearing on September 5, 2023, 

to consider the adoption of the Focused General Plan Update and the Final Programmatic EIR 

prepared for the project, at which time all interested persons were given an opportunity to be 

heard; and 
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WHEREAS, the City Council has reviewed and considered all evidence in the record 

submitted in connection with the Focused General Plan Update and the Programmatic 

Environmental Impact Report, including the staff report, public testimony, and other documents 

and evidence that are the City administrative record for these actions. 

 

NOW, THEREFORE, THE CITY COUNCIL OF NATIONAL CITY, CALIFORNIA, DOES 

RESOLVE, DECLARE, DETERMINE, AND ORDER AS FOLLOWS: 

 

Section 1: The testimony and evidence presented to the City Council at the Public Hearing 

held on September 5, 2023, support the following findings: 
 

1. The City Council has considered the administrative record and all public comment 

received on the Focused General Plan Update, and utilized its independent judgment in 

acting on the information contained in this resolution. 
 

2. In accordance with Government Code Section 65302 and other applicable provisions of 

State law, the Focused General Plan Update has been prepared in compliance with state 

law and local ordinance. 
 

3. The 2021-2029 Housing Element and attachments are incorporated into the Focused 

General Plan Update without amendment. 
 

4. The City has conducted extensive public outreach efforts in the development of the 

Focused General Plan Update, and public input has been considered prior to the adoption 

of the Focused General Plan Update. 
 

Section 2: The City Council does hereby adopt the Focused General Plan Update and 

related Land Use Map, incorporating the minor modifications to the Land Use Diagram consistent 

with the certified Supplemental Program Environmental Impact Report and the Draft Focused 

General Plan Update as attached to the staff report as Exhibit F. 
 

Section 3: The City Clerk shall certify to the passage and adoption of this Resolution and 

enter it into the book of original Resolution. 
 

PASSED and ADOPTED this 5th day of September, 2023. 

 

 

_________________ 

Ron Morrison, Mayor 

ATTEST: 

 

_____________________________ 

Shelley Chapel, City Clerk 

 

APPROVED AS TO FORM: 

 

_____________________________ 

Barry J. Schultz, City Attorney 
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RESOLUTION NO. 2023 -  

 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, CALIFORNIA, 

AMENDING THE DOWNTOWN SPECIFIC PLAN. 

 

WHEREAS, pursuant to the terms and provisions of the Government Code of the State of 

California, proceedings were duly initiated for the amendment of the Downtown Specific Plan, 

Chapter 18.12.150 (B); and 

 

WHEREAS, on August 21, 2023, a noticed public hearing was held by the National City 

Planning Commission and all persons interested were given the opportunity to appear and be 

heard before the Planning Commission; and 

 

WHEREAS, the Planning Commission has regularly and duly certified its report to the City 

Council of National City and has recommended approval of amending the Downtown Specific 

Plan; and 

 

WHEREAS, a public hearing was held by the City Council on September 5, 2023, and at 

said public hearing, all persons interested were given the opportunity to appear and be heard 

before the City Council. 

 

NOW, THEREFORE, THE CITY COUNCIL OF NATIONAL CITY, CALIFORNIA, DOES 

RESOLVE, DECLARE, DETERMINE, AND ORDER AS FOLLOWS: 

 

Section 1. Findings. 

 

1. That the proposed amendment is consistent with the General Plan because the 

Specific Plan Amendment proposes updates to sections referencing the General 

Plan’s goals and policies, additions of references to the objective design standards, 

parking requirements, clarifications to regulations where residential uses are 

involved, and providing clarification that in cases where the procedures of the 

Specific Plan and Municipal Code conflict. 

 

2. That the proposed amendment has been reviewed to be in compliance with the 

California Environmental Quality Act (CEQA) as the Amendment to the Downtown 

Specific Plan was examined as part of the 2023 Focused General Plan Update 

Supplemental Program Environmental Impact Report, CEQA Findings and Traffic 

memorandums.  

 

Section 2. That the City Council hereby adopts the Downtown Specific Plan, as amended 

and as attached to the staff report as Exhibit G.  

 

Section 3. The City Clerk shall certify to the passage and adoption of this Resolution and 

enter it into the book of original Resolution. 
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PASSED and ADOPTED this 5th day of September, 2023. 

 

 

_____________________________ 

Ron Morrison, Mayor 

 

ATTEST: 

 

_____________________________ 

Shelley Chapel, MMC, City Clerk 

 

APPROVED AS TO FORM: 

 

_____________________________ 

Barry J. Schultz, City Attorney 
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ORDINANCE NO. 2023- 

 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, CALIFORNIA, 

ADOPTING THE WESTSIDE SPECIFIC PLAN AMENDMENT ANDAMENDING  THE ZONING 

TEXT AND MAP OF THE WESTSIDE SPECIFIC PLAN. 

 

WHEREAS, pursuant to the terms and provisions of the Government Code of the State of 

California, proceedings were duly initiated for the amendment of the Westside Specific Plan, 

Chapter 18.12.150 (B), including the Zoning Text and Map; and 

 

WHEREAS, the Zoning Text and Map is proposed to include the addition of the Mixed-

Use Overlay to allow multi-family residential development in areas zoned for commercial and 

institutional uses and near transit; and  

 

WHEREAS, on August 21, 2023, a noticed public hearing was held by the National City 

Planning Commission and all persons interested were given the opportunity to appear and be 

heard before the Planning Commission; and 

 

WHEREAS, the Planning Commission has regularly and duly certified its report to the City 

Council of National City and has recommended approval of amending the Westside Specific Plan; 

and 

 

WHEREAS, pursuant to a published 10-day notice of the adoption of said ordinance, a 

public hearing was held by the City Council on September 5, 2023, and at said public hearing, all 

persons interested were given the opportunity to appear and be heard before the City Council. 

 

NOW, THEREFORE, THE CITY COUNCIL OF NATIONAL CITY, CALIFORNIA, DOES 

RESOLVE, DECLARE, DETERMINE, AND ORDER AS FOLLOWS: 

 

Section 1: That the City Council hereby approves the amendment to the Westside 

Specific Plan in accordance with the following findings:  

 

1. That the proposed amendment is consistent with the General Plan, because the the 

Westside Specific Plan proposes updates to sections referencing the General 

Plan’s goals and policies, additions of references to objective design standards and 

parking requirements, updates the development standards and allowed uses, and 

the addition of the Mixed-Use Overlay to allow multi-family residential development 

in areas zoned for commercial and institutional uses and near transit.  

 

2. That the proposed amendment and zoning text and map amendments have been 

environmentally reviewed pursuant to the provisions of the California Environmental 

Quality Act (CEQA); the Amendment to the Westside Specific Plan has been 

examined as part of the 2023 Focused General Plan Update Supplemental 

Program Environmental Impact Report, CEQA Findings and Traffic memorandums.  
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Section 2: That the Westside Specific Plan and Zoning Map are amended as set forth in 
Exhibit H attached to the staff report.  
 

Section 3: This ordinance shall take effect and be enforced thirty (30) days following 
its adoption by the City Council.  
 

Section 4:  The City Clerk shall certify to the adoption of this Ordinance and shall 
publish in accordance with the law.  
 

INTRODUCED at a regular meeting of the City Council of the City of National City, held 
on this 5th day of September, 2023.  
 

PASSED and ADOPTED this ____ day of _________, 2023 
 
 

  
_______________________________  
Ron Morrison, Mayor  
  

ATTEST:  
  
____________________________  
Shelley Chapel, MMC, City Clerk  
  
  
APPROVED AS TO FORM:  
  
____________________________  
Barry J. Schultz, City Attorney  
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ORDINANCE NO. 2023- 

 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, CALIFORNIA, 

ADOPTING MUNICIPAL CODE CHAPTER 18.49 TO PROVIDE OBJECTIVE DESIGN 

STANDARDS FOR HOUSING DEVELOPMENT, ADOPTING CHAPTER 18.50 TO PROVIDE A 

FLOOR AREA RATIO BONUS PROGRAM, ADOPTING AMENDMENTS TO CHAPTER 18.29 

(OVERLAY ZONES) TO CREATE A MIXED-USE OVERLAY ZONE TO ALLOW RESIDENTIAL 

DEVELOPMENT ON CERTAIN PARCELS ZONED CL AND CS, AND AMENDING THE 

MUNICIPAL CODE TO REVISE TITLE 18. 

 

WHEREAS, the City of National City proposes an amendment to Title 18 of National City’s 

Municipal Code for the purpose of revising and updating chapters 18.10, 18.11, 18.12, 18.20, 

18.21, 18.22, 18.24, 18.25, 18.26, 18,29, 18.30, 18.41, 18.42, 18.43, 18.44, 18.45, 18.48, and 

18.60, and adopting chapters 18.49 and 18.50 (Attachment 1 of this Ordinance); and 

 

WHEREAS, the amendments made by this ordinance are intended to ensure compliance 

with recent California State housing legislation, including but not limited to SB 35, SB 330, AB 

101, AB 2162, AB 1397, and AB 68; and 

 

WHEREAS, the Housing Accountability Act, Government Code Section 65589.5, restricts 

the City of National City’s ability to deny or reduce the density of all housing development projects, 

including residential development, transitional and supportive housing, and residential mixed-use 

development, that are consistent with objective design and development standards; and 

 

WHEREAS, Senate Bill (SB) 35, Government Code Section 65913.4, establishes a 

developer-initiated process to streamline the approval process for housing developments meeting 

specific criteria, including affordable housing and labor requirements; and 

 

WHEREAS, the City of National City seeks to adopt objective standards to facilitate and 

accommodate development at the density permitted on the site and proposed by the development 

in accordance with State and Local Law; and 

 

WHEREAS, the amendments include implementation of the 6th Cycle 2021 – 2029 

Housing Element; and 

 

WHEREAS, the 2021-2029 Housing Element approved by the City Council on August 3, 

2021, contains Housing Element Program 10, which provides that the City of National City will 

adopt Objective Design Standards for multifamily residential development projects; and 

 

WHEREAS, the Floor Area Ratio Bonus Regulations (House National City Opt-In Density 

Bonus Program) is an opt-in program that allows new development on Tiers 1 and 2 to request 

increased Floor Area Ratios (FARs) through FAR bonuses, emulating AB 2372 by ensuring that 

properties are allowed to achieve higher densities than currently allowed under zoning; and 
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WHEREAS, the amount and type of requested FAR Bonus shall comply with provisions 

listed in the General Plan; and 

 

WHEREAS, the Planning Commission adopted Planning Commission Resolution No. 

2023-19, on August 21, 2023, on file with the Office of the City Clerk and incorporated by this 

reference, recommending approval of said Ordinance; and 

 

WHEREAS, the California Environmental Quality Act (CEQA) Guidelines Section 151833- 

Projects Consistent with a Community Plan, General Plan, or Zoning, allows a streamlined 

environmental review process for projects that are consistent with the development densities 

established by existing zoning, community plan or general plan policies for which an 

Environmental Impact Report (EIR) was certified; and     

 

WHEREAS, on September 5, 2023, the City Council of the City of National City held a 

duly noticed public hearing on the proposed amendment to Title 18 of the Municipal Code, at 

which was presented the staff report and evidence in the record to support the findings required 

by the National City Code Section 18.12.140 (A); and 

 

WHEREAS, based on the totality of the record and evidence described and referenced in 

this Ordinance, the City Council finds that the proposed text amendments are consistent with the 

purposes of the General Plan, Municipal Code, and Specific Plans.   

 

NOW, THEREFORE, THE CITY COUNCIL OF NATIONAL CITY, CALIFORNIA, DOES 

RESOLVE, DECLARE, DETERMINE, AND ORDER AS FOLLOWS: 

 

Section 1: Findings. Based upon the substantial evidence presented at the public hearing 

on September 5, 2023, including written and oral staff reports and public written and oral 

testimony, and on the record from the Planning Commission public hearing, in accordance with 

City of National City Municipal Code, the City Council of the City of National City approves the 

Municipal Code (Title 18) Amendments in accordance with the following findings: 

 

1. The proposed amendments ensure and maintain internal consistency with all of the 

objectives, policies, general plan land uses, programs and actions of all elements of the 

general plan. 

 

2. The proposed amendments would not be detrimental to the public convenience, health, 

safety or general welfare of the city by promoting the health, safety and welfare of the City 

through the listed goals and policies included within each element, the proposed Code 

Amendments are consistent with National City’s 6th Cycle 2021-2029 Housing Element 

and would not be detrimental to the public convenience, health, safety or general welfare 

of the city. 

 

3. The proposed amendment is in compliance with the provision of the California 

Environmental Quality Act (CEQA). A Supplemental Program Environmental Impact report 
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was prepared for the project in conformance with CEQA Guidelines Sections 15163 

and15168. 

 

Section 2: That Title 18 (Zoning) of the National City Municipal Code is hereby amended 

as set forth in Attachment 1 attached to this Ordinance.  

 

Section 3: This Ordinance shall take effect and be enforced thirty (30) days following 

its adoption by the City Council.  

 

Section 4: The City Clerk shall certify to the adoption of this Ordinance and shall 

publish in accordance with the law.  

 

INTRODUCED at a regular meeting of the City Council of the City of National City, held 
on this 5th day of September, 2023.  
 

PASSED and ADOPTED this _____ day of __________, 2023 
 
 

  
_______________________________  
Ron Morrison, Mayor  
  

ATTEST:  
  
 
______________________  
Shelley Chapel, MMC, City Clerk  
  
  
APPROVED AS TO FORM:  
 
 
___________________________ 
Barry J. Schultz, City Attorney  
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Title 18 ZONING1 

Chapters: 

DIVISION 1. GENERAL 

PROVISIONS 

Chapter 18.10 UNDERSTANDING THE LAND USE CODE 

18.10.010 Purpose. 

A. Purposes of This Title.  

1. Promote and protect the public health, safety, welfare and general prosperity of the city;  

2. Implement the general plan;  

3. Encourage the most desirable and appropriate use of land for open space, residential, commercial, 
industrial, institutional, and other purposes, including the most desirable mix and intensity of uses and 
density of population throughout the city;  

4. Ensure the orderly and adequate provision of infrastructure, facilities, and services such as streets, 
sidewalks, water, sewer, schools, and other public improvements;  

5. Encourage the most appropriate use and occupancy of buildings;  

6. Promote good planning and design;  

7. Provide standards that include: the use and intensity of use of structures and land for residential, 
commercial, industrial, institutional, or other purposes; population density; the location, height, bulk 
and size of buildings and other structures; yards, courts, and other private and public open spaces; 
parking and loading; signs; the division of land; and grading.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.10.020 Applicability. 

A. Limitations on Land Use. Except as otherwise provided:  

1. No building or part thereof or other structure shall be erected, altered, added to or enlarged, nor shall 
any land, building, structure or premises be used, designated or intended to be used for any purpose or 
in any manner other than those uses listed in this title as permitted in the zone in which such building, 
land, or premises is located.  

2. No building or part thereof or structure shall be erected, nor shall any existing building be altered, 
enlarged or rebuilt or moved into any zone, nor shall any open space be encroached upon or reduced 
in any manner, except in conformity with the standards and regulations of this title.  

B. Application of Provisions. The provisions of this title shall apply to all structures or land owned, operated or 
controlled by any person, corporation, or governmental agency, unless specifically excepted by ordinance or 
by applicable state or federal regulations.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

                                                           
1Editor's note(s)—Ord. No. 2012-2372, adopted Feb. 7, 2012, repealed Title 18Editor's note(s)— and enacted a 

new title as set out herein. The former Title 18Editor's note(s)— pertained to similar subject matter. For a 
complete derivation, see the Disposition of Ordinances.  
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18.10.030 Authority, relationship to the general plan, specific plans, and design guidelines. 

A. Statutory Authority. This title is adopted pursuant to the provisions of the Planning Law, Title 7 of the 
Government Code of the state.  

B. Relationship to the General Plan. The Land Use Code is the primary tool used to implement the goals and 
policies contained within the general plan. All matters governed by this title shall substantially conform to 
the purposes, intent or provisions of the general plan. Any recommendations for zone changes, if found to be 
not in conformance with the general plan and its phrasing, should not be permitted unless it is also found 
that the general plan is in error or in need of change. In this situation, the general plan must also be 
amended to maintain consistency between the general plan and zoning.  

C. Relationship to Specific Plans. Specific plans are designed to meet the requirements of the State Government 
Code and National City's General Plan. All uses, buildings, or structures located within a specific plan area 
shall comply with the provisions of the applicable specific plan. Where such provisions conflict with zoning 
regulations, the requirements of the adopted specific plan shall take precedence over the Land Use Code. In 
instances where the specific plan is silent, the Land Use Code shall prevail.  

D. Relationship to Design Guidelines. The city's design guidelines are intended to supplement the general design 
and development regulations located in Division 4 of this Land Use Code. Conformance to the design 
guidelines is strongly encouraged, but not mandatory. The design guidelines represent the city's preferences 
and provide examples of appropriate, quality design that positively contribute to the character of the 
community, but they are not intended to preclude alternatives or restrict imagination. In the event there is a 
conflict between Division 4 of this Land Use Code and the design guidelines, the regulations in Division 4 shall 
prevail.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.10.040 Responsibility for administration. 

This Land Use Code shall be administrated by: the city council, the planning commission, and the city 
manager or his/her designee in compliance with Title 18 of the Municipal Code.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.10.050 Interpretation of land use code provisions. 

A. Purpose. This section provides rules for resolving questions about the meaning or applicability of any part of 
this title. The provisions of this section are intended to ensure the consistent interpretation and application 
of the requirements of this Land Use Code and the General Plan.  

B. Rules of Interpretation.  

1. Authority. The city manager or his/her designee shall have the responsibility and authority on a staff 
level to interpret the meaning and applicability of all provisions and requirements of this title.  

2. Language.  

a. Terminology. When used in this title, the words "shall," "will," "is to," and "are to" are always 
mandatory. "Should" is not mandatory but is strongly recommended; and "may" is permissive. 
The present tense includes the past and future tenses; and the future tense includes the present. 
The singular number includes the plural number, and the plural the singular, unless the natural 
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construction of the word indicates otherwise. The words "include," "includes," and "including" 
mean "including but not limited to …."  

b. Number of Days. Whenever a number of days is specified in this title, or in any permit, condition 
of approval, or notice issued or given as provided in this title, the number of days shall be 
construed as calendar days, unless business days are specified. Time limits will extend to the 
following business day where the last of the specified number of days falls on a day that the city 
is not open for business, except as otherwise provided for by other state and federal laws, 
regulations, and agencies.  

c. Number of Months. Whenever a time limit in this title is specified in months, the number of 
months shall be deemed to be consecutive months.  

3. Calculations and Rounding. Where provisions of this Land Use Code require calculations to determine 
applicable requirements, any fractional/decimal results of the calculations shall be rounded as 
provided by this section.  

a. Residential Density and Number of Lots/Parcels. For example, the RS-1 zoning district allows a 
minimum lot area of ten thousand square feet for new subdivisions. Therefore, a parcel of thirty-
eight thousand square feet could be subdivided into a maximum of three parcels, if approved by 
the review authority (38,000/10,000 = 3.8, which would be rounded down to three). Refer to 
Section 18.10.060(C) for rules regarding fractions.  

4. Conflicting Requirements. Any conflicts between requirements of this title, or between this title and 
other regulations, shall be resolved as follows.  

a. Land Use Code Provisions. In the event of any conflict between the provisions of this title, the 
most restrictive requirement shall control.  

b. Development Agreements or Specific Plans. In the event of any conflict between the 
requirements of this title and standards adopted as part of any development agreement or 
specific plan, the requirements of the development agreement or specific plan shall control.  

c. Other Regulations. In the event of any conflict between requirements of this Land Use Code and 
other regulations of the city, the most restrictive requirement shall control as determined by the 
city.  

d. Private Agreements. It is not intended that the requirements of this Land Use Code shall interfere 
with, repeal, abrogate or annul any easement, covenant, or other agreement that existed when 
this Land Use Code became effective. This Land Use Code applies to all land uses and 
development regardless of whether it imposes a greater or lesser restriction on the development 
or use of structures or land than an applicable private agreement or restriction, without affecting 
the applicability of any agreement or restriction. The city shall not enforce any private covenant 
or agreement unless it is a party to the covenant or agreement.  

e. General Plan. See Section 18.10.030(B).  

5. Internal Cross-References. When a provision of this Land Use Code refers to a requirement elsewhere, 
the subject of the cross reference is assumed to be another chapter, section, or subsection of this title, 
or another provision within the same section or chapter, unless the title of another document is 
provided.  

6. Zoning Map Boundaries. See Chapter 18.20 (Zoning Map).  

7. Allowable Uses of Land. See Chapters 18.21 through 18.26 for allowable land uses by zoning district.  

C. Procedures for Interpretations.  
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1. Whenever the requirements of this title are subject to interpretation generally, or as applied to a 
specific case, the city manager or his/her designee shall issue a determination or refer the matter to 
the planning commission for interpretation.  

2. Request for Interpretation. The request for an interpretation or determination shall be filed with the 
city and shall include all information required by the city.  

3. Referral of Interpretation. The city manager or his/her designee has the option of forwarding any 
determination of the meaning or applicability of any provision of this title directly to the planning 
commission for consideration.  

4. Findings, Basis for Interpretation. The issuance of an interpretation shall include findings stating the 
basis for the interpretation. The basis for an interpretation may include technological changes or new 
industry standards. The issuance of an interpretation shall also include a finding documenting the 
consistency of the interpretation with the General Plan, and any applicable specific plan.  

5. Record of Interpretations.  

a. Interpretations shall be written and quote the provisions of this title interpreted, and the 
applicability in the particular or general circumstances that caused the need for interpretations; 
and  

b. This title shall be amended to reflect interpretations made as soon as is practical. Until an 
amendment can occur, the city manager or his/her designee shall maintain a complete record of 
all interpretations indexed by the number of the chapter or section that is the subject of the 
interpretation.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.10.060 Rules of measurement. 

A. Purpose. The purpose of this section is to explain how various measurements referenced in this title are to 
be calculated.  

B. Applicant Responsibility. For all calculations, the applicant shall be responsible for supplying drawings 
illustrating the measurements that apply to a project. These drawings shall be drawn to scale and of 
sufficient detail to allow easy verification upon inspection by the city.  

C. Fractions. When calculating a maximum requirement, round down to nearest whole number. When 
calculating a minimum requirement, round up to nearest whole number.  

D. Measuring Distances.  

1. Measurements are the Shortest Distance. When measuring a required distance, such as the minimum 
distance between a structure and a lot line, the measurement is made at the closest or shortest 
distance between the two objects.  

2. Distances are Measured Horizontally. Distances are measured along a horizontal plane unless 
otherwise specified.  

3. Measurements Involving a Structure. Measurements involving a structure are made to the closest wall 
of the structure, unless otherwise specified.  

4. Measurements Between Uses. When measuring the distance between two different uses, the 
measurement is calculated from closest lot line to lot line.  

E. Measuring Height.  
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1. General. Height shall be considered the vertical distance from the highest point of any structure to the 
ground level directly below, except as otherwise provided in this section.  

2. Measuring Building Height on Sloped Lots. Height shall be measured from any point on top of the 
building to a line directly below which connects to opposite perimeter walls, or other perimeter 
support systems, at the lower of natural or finished grade. All parts of a building, except for allowed 
projections specifically listed in this Land Use Code, shall comply with maximum height limits.  

3. Measuring the Height of Buildings Located Near Retaining Walls. If any portion of a building lies within 
the setback area of a lot and the base of the retaining wall is at a lower elevation than the building, the 
height of the building shall be calculated from the base of the retaining wall (at the lower of natural or 
finished grade) rather than from the base of the building wall.  

4. Measuring the Height of Combined Fences and Retaining Walls. When a fence is constructed on top of 
or within one foot of the face of an above-ground retaining wall, and located in a required yard, the 
height of the fence shall be measured from the top of the fence to the midpoint height of the retaining 
wall.  

F. Measuring Lot Width and Depth.  

1. Lot Width. Minimum lot width shall be measured at the front setback line, or from the front property 
line is there is no required setback, as determined by the zoning of the parcel.  

2. Lot Depth. Lot depth is measured along an imaginary straight line drawn from the midpoint of the front 
property line of the lot to the midpoint of the rear property line or to the most distant point on any 
other lot line where there is no rear lot line.  

G. Determining Floor Area. Floor area is the horizontal area (expressed in square feet) of all floors included 
within a building or buildings, according to the following rules:  

1. Included in Floor Area. Floor area is deemed to include:  

a. The floor of atrium and lobby areas.  

b. Enclosed and roofed storage and equipment spaces.  

c. Enclosed and roofed halls, stairways, and elevator shafts.  

d. Enclosed and roofed porches and balconies.  

e. Portions of basements and attics that meet building code height requirements for living space.  

f. The actual floor space of mezzanines, interior balconies, and lofts.  

2. Excluded from Floor Area. Floor area does not include:  

a. Unenclosed balconies, decks, porches, and stairs.  

b. Substandard height portions of attics and basements.  

c. The area within a building adjacent to, and in an imaginary horizontal plane with, interior 
balconies, mezzanines, or lofts.  

H. Determining Floor Area Ratio. Floor area ratio (FAR) is the ratio of the floor area of all principal and accessory 
buildings on a lot to the lot area. To calculate FAR, floor area is divided by lot area, and typically expressed as 
a decimal. For example, if the floor area of all buildings on a lot totals twenty thousand square feet, and the 
lot area is ten thousand square feet, the FAR is expressed as 2.0.  

Page 428 of 1838



 

Page 9 of 296 

I. Determining Lot Coverage. Lot coverage is the ratio of the footprint of all structures on a lot to the lot area, 
typically expressed as a percentage. The footprints of all principal and accessory structures, including 
garages, carports and roofed porches, shall be summed in order to calculate lot coverage. The following 
structures shall be excluded from the calculations:  

1. Unenclosed and unroofed structures; porches, landings, balconies, and stairways less than three feet in 
height.  

2. Unenclosed and unroofed decks less than eighteen inches in height.  

3. Eaves and roof overhangs projecting up to four feet from a wall.  

4. Trellises and similar structures that do not have solid roofs.  

5. Swimming pools and hot tubs that are not enclosed in roofed structures.  

6. Trash enclosures.  

7. Solar collectors.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

 

18.10.070 Reasonable Accommodations. 

A.    Purpose and Intent. It is the purpose of this section to provide reasonable accommodations in the City’s zoning 
and land use regulations, policies, and practices when needed to provide an individual with a disability an 
equal opportunity to use and enjoy a dwelling. 

B.     Definitions. The following terms as used in this section shall, unless the context clearly indicates otherwise, 
have the following meanings: 

1. “Applicant” means a person, business, or organization making a written request to the city for 
reasonable accommodation in the strict application of the City’s zoning and land use laws, rules, 
policies, practices and/or procedures. 

2. “Director” means the Community Development Director. 

3. “Disabled person” or “person with a disability” means an individual who has a physical or mental 
impairment that limits one or more of that person’s major life activities; anyone who is regarded as 
having such impairment; or anyone who has a record of having such an impairment. Such an 
impairment shall not include an individual’s current, illegal use of a controlled substance. 

4. “Fair Housing Laws” means the “Federal Fair Housing Act,” the Americans with Disabilities Act, and the 
“California Fair Employment and Housing Act,” as these statutes now exist or may be amended from 
time to time, and each Act’s implementing regulations. 

5. “Reasonable accommodation” means any deviation requested and/or granted from the strict 
application of the City’s zoning and land use laws, rules, policies, practices and/or procedures. 

C.     Authority of the Planning Director. The Planning Director is hereby designated to approve, conditionally 
approve, or deny, without public hearing, all applications for a reasonable accommodation. 

D.    Procedure for Application Review. 

1.     Applicant. A request for a reasonable accommodation may be made by any person with a disability, his 
or her representative, or a developer or provider of housing for individuals with a disability. 
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2.     Application. An application for a reasonable accommodation shall be made on a form provided by the 
Planning Department. No fee shall be required for a request for reasonable accommodation, but if the 
project requires another discretionary permit, then the prescribed fee shall be paid for all other 
discretionary permits. If an individual needs assistance in making the request for reasonable 
accommodation, the City will provide assistance to ensure that the process is accessible. 

3.     Other Discretionary Permits. If the project for which the request for reasonable accommodation is made 
requires another discretionary permit or approval, the applicant may file the request for reasonable 
accommodation together with the application for the other discretionary permit or approval. The 
processing procedures of the discretionary permit shall govern the joint processing of both the 
reasonable accommodation and the discretionary permit. 

4.     Required Submittals. An application for a reasonable accommodation shall include the following: 

a.     Documentation that the applicant is: (i) a person with a disability, (ii) applying on behalf of one or 
more persons with a disability, or (iii) a developer or provider of housing for one or more persons 
with a disability; 

b.     The name and address of the individual(s) requesting the reasonable accommodation; 

c.     The name and address of the property owner(s); 

d.     The address of the property for which accommodation is requested; 

e.     A description of the reasonable accommodation requested by the applicant; 

f.      An explanation of how the specific reasonable accommodation requested by the applicant is 
necessary to provide one or more persons with a disability an equal opportunity to use and enjoy 
the residence; 

g.     Where applicable, documentation that the requested accommodation is designed and constructed 
pursuant to the California Code of Regulations to allow access, circulation and full use of the 
building and facilities by persons with disabilities. 

5.     The planning director may request additional information from the applicant if the application does not 
provide sufficient information for the City to make the findings required in subsection E. 

E.     Basis for Approval or Denial of a Reasonable Accommodation. 

1.     Findings. The written decision shall be based on the following findings, all of which are required for 
approval: 

a.     The requested accommodation is requested by or on behalf of one or more persons with a 
disability protected under the Fair Housing Laws; 

b.     The requested accommodation is necessary to provide one or more individuals with a disability an 
equal opportunity to use and enjoy a dwelling; 

c.     The requested accommodation will not impose an undue financial or administrative burden on the 
City; 

d.     The requested accommodation will not result in a fundamental alteration in the nature of the 
City’s zoning program; 

e.     The requested accommodation will not, under the specific facts of the case, result in a direct 
threat to the health or safety of other individuals or substantial physical damage to the property 
of others. 
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2.     In determining whether the requested reasonable accommodation is necessary to provide one or more 
disabled persons an equal opportunity to use and enjoy a dwelling, pursuant to subsection (E)(1)(b), 
the City may consider, but is not limited to, the following factors: 

a.     Whether the requested accommodation will affirmatively enhance the quality of life of one or 
more individuals with a disability; 

b.     Whether the individual or individuals with a disability will be denied an equal opportunity to enjoy 
the housing type of their choice absent the accommodation; 

c.     In the case of a residential care facility, whether the requested accommodation is necessary to 
make facilities of a similar nature or operation economically viable in light of the particularities of 
the relevant market and market participants; 

d.     In the case of a residential care facility, whether the existing supply of facilities of a similar nature 
and operation in the community is sufficient to provide individuals with a disability an equal 
opportunity to live in a residential setting. 

3.     In determining whether the requested reasonable accommodation would require a fundamental 
alteration in the nature of the City’s zoning program, pursuant to subsection (E)(1)(d), the City may 
consider, but is not limited to, the following factors: 

a.     Whether the requested accommodation would fundamentally alter the character of the 
neighborhood; 

b.     Whether the accommodation would result in a substantial increase in traffic or insufficient 
parking; 

c.     Whether granting the requested accommodation would substantially undermine any express 
purpose of either the City’s general plan or an applicable specific plan; 

d.     In the case of a residential care facility, whether the requested accommodation would create an 
institutionalized environment due to the number of and distance between facilities that are 
similar in nature or operation. 

4.     Rules While Decision is Pending. While a request for reasonable accommodation is pending, all laws and 
regulations otherwise applicable to the property that is the subject of the request shall remain in full 
force and effect. 

F.     Notice of Decision. 

1.     The Planning Director shall issue a written determination to approve, conditionally-approve, or deny a 
request for a reasonable accommodation. The Planning Director may elect to forward the matter to 
the Planning Commission for consideration of the application. 

2.     Appeals of the Director’s action shall be made in accordance with Section 18.12.060. 

G.    Expiration, Time Extension, Violation, Discontinuance, and Revocation. 

1.     Expiration. Any reasonable accommodation approved in accordance with the terms of this Section shall 
expire within twenty-four months from the effective date of the approval, or at an alternative time 
specified as a condition of the approval, unless: 

a.     A building permit has been issued and construction has commenced; 

b.     A certificate of occupancy has been issued; 

c.     The use is established; or 
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d.     A time extension has been granted. 

2.     Time Extension. 

a.     The Planning Director may, upon an application being filed prior to expiration and for good cause, 
grant a time extension of up to three one-year extensions of time. Each extension of time shall be 
granted in one-year increments only. Upon granting of an extension, the Planning Director shall 
ensure that conditions of the administrative approval comply with all current development code 
provisions. 

b.     Notice. Notice of the Planning Director’s decision on a time extension shall be provided in writing. 
All written decisions shall give notice of the right to appeal and to request reasonable 
accommodation in the appeals process. 

c.     Appeal of Determination. A time extension for a reasonable accommodation shall be final unless 
appealed to the City Council within fourteen calendar days of the date of mailing of the 
determination. An appeal shall be made in writing and shall be noticed and heard pursuant to the 
procedures established in Section 18.12.060 of this code. 

3.     Discontinuance. If the disabled persons for whom the reasonable accommodation was originally granted 
vacate the residence to which the reasonable accommodation applies, the reasonable accommodation 
shall remain in effect only if the Planning Director determines that: (a) the modification is physically 
integrated into the residential structure and cannot easily be removed or altered to comply with the 
Municipal Code; or (b) the accommodation is necessary to give another disabled individual an equal 
opportunity to enjoy the dwelling. The planning director may request that the applicant, or his or her 
successor-in-interest, provide documentation that subsequent occupants are persons with disabilities. 
Failure to provide such documentation within thirty days of the date of a request by the city shall 
constitute grounds for discontinuance by the City of a previously approved reasonable 
accommodation. 

4.     Revocation. Any reasonable accommodation approved in accordance with the terms of this code may be 
revoked if any of the conditions or terms of such reasonable accommodation are violated, or if any law 
or ordinance is violated in connection therewith. 

H.    Amendments. A request for changes in conditions of approval of a reasonable accommodation, or a change to 
plans that would affect a condition of approval shall be treated as a new application. The Planning Director 
may waive the requirement for a new application if the changes are minor, do not involve substantial 
alterations or addition to the plan or the conditions of approval, and are consistent with the intent of the 
original approval.

Chapter 18.11 NONCONFORMING USES, STRUCTURES, AND PARCELS 

18.11.010 Purpose. 

Within the zones established by this title, there exist uses, structures and lots which were lawful before the 
Land Use Code was adopted or amended, but which would be prohibited under the terms of this title or future 
amendment to this title. It is the intent of this title to permit these nonconforming uses to continue until they are 
terminated, but not to encourage their expansion. To avoid undue hardship, nothing in this chapter shall be 
deemed to require a change in the plans, construction, or designated use of any building where a building permit 
has been issued prior to the effective date of the Land Use Code, provided such permit construction is diligently 
carried to completion.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.11.020 Continuance. 

Any lawful nonconforming use existing at the time of adoption of the Land Use Code may be continued, 
provided such use is continually maintained and occupied. A nonconforming use in either a conforming building or 
a nonconforming building, structure, or portion of either shall neither be extended to any portion of the building or 
structure not so used nor be enlarged or extended to any other portion of the lot not actually so occupied at the 
time said use became nonconforming, except as otherwise provided in this chapter.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.030 Enlargements and alterations. 

A. Changes to Nonconforming Uses. No existing building or premises designed, arranged, intended, or devoted 
to a use not permitted in the zone in which such building or premises is located shall be enlarged, extended, 
reconstructed or structurally altered, except:  

1. Work done in any period of twelve months on ordinary structural alterations or replacements of walls, 
fixtures or plumbing not exceeding twice the building's assessed value, according to the assessment 
thereof by the county assessor for the fiscal year in which such work is done, shall be permitted.  

2. These provisions shall not prevent the expansion, increase in capacity, modernization or replacement 
of such public utility buildings, structures, equipment, and features as are used directly for the delivery 
of or distribution of the service; provided, however, that all setback requirements of the zone in which 
the site is located shall be maintained and there shall be no enlargement of the site.  

3. A single-family detached dwelling may be reconstructed or remodeled in accordance with the 
standards of the existing structure, i.e., in the same building location on the lot, the same size of the 
existing structure, and the same height as the existing structure; however, different materials and 
architectural details may be used.  

4. A nonconforming use located in the Westside Specific Plan area that substitutes another 
nonconforming use in compliance with Section 18.11.040 may expand, enlarge, reconstruct, or 
structurally alter the footprint of the existing building or structure for that substituted nonconforming 
use up to twenty percent within the existing parcel in which it is located, subject to first obtaining a 
conditional use permit.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.040 Substitution of nonconforming uses. 

A. Conversion of Nonconforming Uses. A nonconforming use may not be converted to any use except to a 
specifically permitted use in the zone of the parcel on which it is located; except that conversion of a lawful 
nonconforming use to a nonconforming use found by the planning commission to be a lawful nonconforming 
use on another site within the same zone may be allowed where a conditional use permit therefore has been 
approved; provided, that this shall in no way extend the abatement provisions contained in this chapter. The 
exception stated in this paragraph of allowing a conversion of a lawful nonconforming use to another 
nonconforming use within the same zone does not apply to nonconforming uses located within the Westside 
Specific Plan area.  

B. Nonconforming Uses Located Within the Westside Specific Plan Area.  
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1. A nonconforming use located on a parcel or parcels located within the Westside Specific Plan may not 
be converted to any use except to a specifically permitted use in the zone of the parcel or parcels on 
which it is located, except as follows:  

a. A nonconforming use may be converted to any use which is specifically permitted in the 
allowable uses for any of the zones identified in Appendix A of the Westside Specific Plan.  

2. A nonconforming use that converts to another nonconforming use from Appendix A may enlarge and 
alter their footprint to the extent allowed in Section 18.11.030.  

C. Nonconforming Uses in the CA Zone. In the CA zone where there exists commercial retail shopping facilities 
which became nonconforming at the time of the adoption of the Land Use Code, such facilities may continue 
to lease commercial space to uses typical of such facilities but not otherwise permitted in the CA zone.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.050 Partially destroyed structures. 

A. Nonconforming Buildings or Structures that Become Damaged. A nonconforming building or structure which 
is damaged or destroyed by fire, explosion, or natural disaster may be restored and the occupancy or use of 
such structure or part thereof existing at the time of such partial destruction may be continued or resumed 
provided:  

1. Such restoration results in an equal or lesser degree of nonconformity;  

2. The total cost of such restoration for structures other than single-family detached dwellings does not 
exceed one-half the replacement cost of the structure at the time of such damage (the replacement 
cost will be calculated by the department of building and housing);  

3. Such restoration is started within a period of one year and is carried out diligently to completion;  

4. Such damage or destruction of structures is not intentionally caused by the owner.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.060 Religious institutions. 

Religious Institutions of a permanent nature which became nonconforming at the time of adoption of the 
Land Use Code may be continued, reconstructed, structurally altered, extended or enlarged subject to plans 
approved by the planning commission for any reconstruction, alteration, extension or enlargement and provided 
such reconstruction, alteration, extension or enlargement conforms with all other provisions of this title; and 
provided, further, that said extension, reconstruction, alteration or enlargement shall not be extended to 
additional property beyond the parcel(s) upon which the nonconforming use exists.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.070 Single-family dwellings. 

A. Nonconforming Single-Family Dwellings. Single-family dwellings which became nonconforming uses at the 
time of adoption of the Land Use Code or of amendments to the code may be continued, reconstructed, 
structurally altered, extended or enlarged in conformance with the following:  

1. Enlargement or extension of a single-family detached dwelling shall conform to the standards of the 
zone which applies to the property. If a proposed enlargement or extension, except in the coastal zone, 
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results in more than two thousand five hundred square feet of floor area and/or more than four 
bedrooms, parking facilities shall be provided for the increase but not for any existing deficiency in 
such facilities. Parking facilities required as a result of this section may be provided in a garage, carport, 
or surface space.  

2. No increase in parking over that previously provided shall be required for reconstruction of a 
nonconforming single-family residential use destroyed or partially destroyed by natural disaster, but 
may be permitted, in conformance to development standards of the zone which applies to the 
property.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.080 Nonconforming parking facilities. 

A. Use Made Nonconforming by Off-Street Parking Requirements.  

1. Any use, excluding a single-family detached dwelling, which is nonconforming only because of changes 
made in the off-street parking requirements by the adoption of the Land Use Code, or any amendment 
thereto, may be expanded, increased or modified, or converted to a conforming use, and no addition 
to or change in the off-street parking facilities shall be required except as identified below.  

2. If the existing off-street parking facilities are not sufficient to comply with the requirements of this title 
after such expansion, increase or modification, additional parking facilities shall be added.  

3. The capacity of said facilities shall equal the difference between the off-street parking facilities this title 
would require for such use as expanded, increased or modified, and the off-street parking facilities as 
required for such use before said expansion, increase or modification.  

4. This shall not apply to entertainment and public assembly type uses which shall provide the full 
amount of parking otherwise required.  

5. Any additional off-street parking facilities provided under these conditions shall be developed pursuant 
to the provisions of Chapter 18.45 (Off-Street Parking and Loading).  

6. Any modification of off-street parking requirements permitted by this section shall not be construed to 
extend the termination date of the subject nonconforming use, as specified by this title.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.090 Nonconforming signs. 

A. Nonconforming Sign Regulations.  

1. In cases where the area of signs existing as a lawful nonconforming use on a property exceeds the total 
allowable area for permitted signs, no additional signs shall be permitted on the property. If the size or 
configuration of a parcel or building is changed by the subdivision or splitting of the property or 
alterations to the building or parcel, property identification signs and outdoor advertising signs on the 
resulting properties shall be required to conform to the sign regulations applicable to the newly 
created parcel or parcels, at the time such change becomes effective.  

2. In the event a use of any site or building is vacated, terminated or abandoned, for any reason, for a 
period of more than one ninety consecutive days, the owner or person in possession of the property 
shall be responsible for the removal of all signs on the property, building or wall, or for having the copy 
thereon painted out, immediately upon notice from the city.  
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3. Nonconforming signs shall be removed or made conforming when the business or property changes 
occupancy or ownership.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.100 Termination. 

A. Violation of Title. Any of the following violations of this title shall immediately terminate the right to operate 
a nonconforming use, except as otherwise provided in this title:  

1. Changing a nonconforming use to a use not permitted in the zone;  

2. Increasing or enlarging the area, space, or volume occupied by or devoted to such nonconforming use;  

3. Addition to a nonconforming use of another use not permitted in the zone.  

B. Discontinuance. A nonconforming use or structure shall become discontinued, except when extended as 
otherwise provided in this title, when it is:  

1. Succeeded by a conforming use;  

2. Discontinued and not re-established within a period of twelve or more consecutive calendar months;  

3. Discontinued and not re-established within a period of eighteen or more nonconsecutive calendar 
months in a twenty-four-month period.  

C. Termination by Operation of Law. The following conditions will result in a termination of nonconforming 
signs.  

1. Termination by Abandonment. Any nonconforming sign, the use of which is discontinued for a period 
of ninety days, regardless of any intent to resume or not to abandon such use, shall be deemed to be 
abandoned and shall not thereafter be re-established. Any period of such discontinuance caused by 
government actions, strikes, material shortages or forces of nature, and without any contributing fault 
by the nonconforming user, shall not be considered in calculating the length of discontinuance for 
purposes of this section.  

2. Termination by Change of Business. Any nonconforming sign advertising or relating to a business on 
the premises on which it is located shall be terminated upon any change in the ownership or control of 
such business.  

3. Termination by Damage or Destruction. Any nonconforming sign damaged or destroyed, by any means, 
to the extent of thirty-five percent of its replacement cost new shall not be restored but shall be 
terminated.  

4. Termination by Going Out of Business/Closure of Business. No sign that is accessory to a principal 
nonconforming use or structure shall continue after such principal use or structure shall have ceased or 
terminated, unless it shall thereafter conform to all the regulations of the zoning district in which it is 
located.  

5. Termination Due to Lack of Repair. Failure to keep a nonconforming sign in good repair within one year 
after notification by the city shall constitute abandonment and subject to termination.  

D. Affirmative Termination by Amortization.  

1. The city council of the City of National City may order a nonconforming use to be terminated within a 
reasonable amount of time, upon recommendation of the planning commission. The planning 
commission shall conduct a public hearing after ten days' written notice to the nonconforming user. If 
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the nonconforming user has not made a substantial investment in furtherance of the use, or if the 
investment can be substantially utilized or recovered through a currently permitted use, the order may 
require complete termination of the nonconforming use within a minimum of one year after the date 
of the order. If the nonconforming user has made a substantial investment in furtherance of the use, or 
if the investment cannot be substantially utilized or recovered through a currently permitted use, the 
order may require the complete termination of the nonconforming use within a longer reasonable 
amount of time. Nonconforming uses that are determined to be an imminent threat to the public 
health or safety may be terminated immediately, pursuant to Chapter 1.36 of this Municipal Code. In 
making its recommendation to terminate a nonconforming use and in recommending a reasonable 
amount of time in which to terminate, the planning commission shall consider:  

a. The total cost of land and improvements;  

b. The length of time the use has existed;  

c. Adaptability of the land and improvements to a currently permitted use;  

d. The cost of moving and reestablishing the use elsewhere;  

e. Whether the use is significantly nonconforming;  

f. Compatibility with the existing land use patterns and densities of the surrounding neighborhood;  

g. The possible threat to public health, safety, or welfare; and  

h. Any other relevant factors.  

The term "nonconforming use" when used in this section shall include nonconforming uses, nonconforming 
structures, and nonconforming lots, consistent with the intent of this title.  

This amortization section does not apply to any lawful nonconforming residential uses.  

Failure to comply with the city council's order to terminate a nonconforming use shall constitute a violation 
of this chapter and is a public nuisance subject to abatement in accordance with Chapter 1.36 of this Code.  

2. That a notice of exemption shall be filed indicating that this amendment to the Municipal Code is 
exempt from the California Environmental Quality Act, because it can be said with certainty that there 
is no possibility that the action will have a significant effect on the environment as it does not have a 
direct effect on any property or environmental consequence.  

E. Unlawful Uses and Structures. Uses and structures that did not comply with the applicable provisions of this 
Land Use Code or prior planning and zoning regulations when established are violations of this code and are 
subject to the provisions of Title 1 of the Municipal Code (Administration and Enforcement). This section 
does not grant any right to continue occupancy of property containing an illegal use or structure. The activity 
shall not be allowed to continue unless/until permits or entitlements required by this Land Use Code and the 
Municipal Code are first obtained.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.110 Exemptions. 

A. Historic Structures. Nonconforming structures of historical significance may be altered or enlarged with a 
building permit approval granted by the city manager or his/her designee, without conforming to current 
setback provisions; provided the historic structure:  

1. Has been certified to be an historic resource by the city, county, or state, or in the National Register of 
Historic Places; or  
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2. Is to be altered or enlarged as an authentic replica of the original structure.  

B. Single-family Dwellings. Single-family dwellings are exempt from the provisions of Section 18.11.100 as 
follows:  

1. Height. An existing single-family dwelling that is nonconforming only because it exceeds the height 
limit of the applicable zone, shall not be required to comply with the provisions of this title.  

2. Setbacks. Where a single-family dwelling or a detached accessory structure, is nonconforming only by 
reason of substandard setbacks, the provisions of this title shall not apply; provided that any structural 
alteration of a nonconforming structure shall not increase the degree of nonconformity, and any 
enlargements shall comply with the setback requirements of the applicable zoning district.  

3. Parking. A single-family dwelling that is nonconforming with respect to the parking requirements of 
this Land Use Code is exempt from requirements of this title that would otherwise require compliance 
with the parking requirements of this Land Use Code.  

C. Destroyed Nonconforming Dwelling Units.  

1. Where the city manager or his/her designee determines that a nonconforming single- or multi-family 
dwelling unit has been involuntarily damaged or destroyed by accident (e.g., fire, explosion, etc.) or 
natural disaster (e.g., earthquake, etc.), the unit may be reconstructed or replaced with a new 
structure using the same development standards applied to the damaged or destroyed structure (e.g., 
building footprint, building height, density standards, number of dwelling units, setbacks, and floor 
area); provided:  

a. The applicant provides documentation, satisfactory to the review authority, supporting the claim 
that the damage or destruction occurred involuntarily;  

b. No expansion of the gross floor area or number of dwelling units occurs;  

c. The replacement structure:  

i. Is in compliance with the current building code; and  

ii. Would not be detrimental to the public health, safety, or welfare or materially injurious to the 

properties or improvements in the immediate vicinity of the replacement structure;  

d. A building permit is issued no later than twelve months after the date of destruction, and 
construction is diligently pursued to completion.  

2. If the preceding requirements are not met, the replacement structure shall comply with all of the 
regulations of the applicable zoning district in effect on the date of application for the required building 
permit.  

D. Seismic Retrofitting. Alterations, reconstruction, or repairs otherwise required by law (e.g., city adopted 
building, electrical, plumbing codes) shall be allowed. Reconstruction required to reinforce unreinforced 
masonry structures or to comply with building code requirements shall be allowed without cost limitations; 
provided, the retrofitting and code compliance are limited exclusively to compliance with earthquake safety 
standards and other applicable building code requirements.  

E. Nonconforming Upon Annexation. Nonconforming uses or structures, or both, which are lawfully existing at 
the time the property on which they are located is annexed to the city, and which do not conform to the 
regulations of the subject zoning district following annexation, shall be deemed legal nonconforming uses or 
structures, or both, and shall, upon annexation, be subject to the provisions of this chapter.  

F. Nonconforming Due to a Lack of a conditional use permit.  

1. Conformity of Uses Requiring Conditional Use Permits. A use that becomes nonconforming only 
because it is a use that would be required by this Land Use Code to have conditional use permit 
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approval shall be deemed conforming, but only to the extent that it previously existed prior to 
adoption of the Land Use Code (e.g., maintain the same site area boundaries, hours of operation, etc.).  

2. Previous Conditional Use Permits in Effect. A use that was authorized by a conditional use permit prior 
to adoption of this Land Use Code, but is identified in this Land Use Code as a use that is not allowed in 
its current location, may continue, but only in compliance with the original conditional use permit.  

G. Previous Permits. A use or structure which does not conform to the current regulations of the subject zoning 
district, but for which a building permit, or a permit or entitlement approved in compliance with this Land 
Use Code, was issued and work substantially completed before the applicability of this Land Use Code, may 
be completed; provided, the work is diligently pursued to completion. Upon completion these uses or 
structures, or parts thereof, shall be deemed to be legal nonconforming and shall thereafter be subject to 
the provisions of this chapter.  

H. Development Standards. The requirements of this title relating to yards, building and structure height, area, 
and off-street parking requirements, for any use for which a Conditional Use Permit is required, shall be 
observed, except where the Planning Commission and/or City Council finds that specific alterations and/or 
exemptions with reference to such requirements are reasonable and are required to be made. Such findings 
shall be made only at the same time the permit is approved. 

I. Public Acquisition. Nonconforming due to public acquisition. Whenever any structure or parcel is rendered 
nonconforming within the meaning of this chapter by reason of a reduction in a required parcel area, 
reduction of off-street parking facilities, or setbacks occurring solely by reason of dedication to, or purchase 
by, the city for any public purpose, or eminent domain proceedings, which result in the acquisition by the city 
or any agency authorized for the eminent domain proceedings of a portion of the property, the structure or 
parcel shall not be deemed nonconforming within the meaning of this chapter.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.12 PERMITS AND APPLICATIONS 

18.12.005 Residential Development 

All housing development projects, as defined in section 18.50.010 shall be subject to the following 
provisions: 

A. An application for a housing development project that will require the demolition of residential dwelling 
units shall not be approved unless the project will create at least as many residential dwelling units as will be 
demolished. 

1. An application for a housing development project that will require the demolition of occupied or 
vacant protected units shall not be approved unless all of the following apply: 

(a) The project will replace all existing or demolished protected units. 

(1) If a protected unit is or was, within the five-year period preceding the housing development 

project application, subject to a form of rent or price control, and is or was occupied by persons or 

families above lower income, the City shall require: 

(i) The replacement units shall be made available at affordable rent or affordable housing cost to, 

and occupied by, low-income persons or families. If the replacement units will be rental 

dwelling units, these units shall be subject to a recorded affordability restriction for at least 55 

years. 

(b) The housing development project will include at least as many residential dwelling units as the 
greatest number of residential dwelling units that existed on the project site within the last five 
years. 
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(c) Any existing residents will be allowed to occupy their units until six months before the start of 
construction activities with proper notice. 

(d) The housing development project applicant agrees to provide both of the following to the 
occupants of any protected units: 

(1) Relocation benefits to the occupants of those affordable residential rental units. 

(2) A right of first refusal for a comparable unit available in the new housing development affordable 

to the household at an affordable rent, or an affordable housing cost. 

B. If the planned housing development project complies with applicable, objective general plan, zoning, and 
subdivision standards and criteria, including design review standards, in effect at the time that the 
application was deemed complete, the Planning Commission may deny or approve with the condition that 
the project be developed at a lower density, only with the written findings that the project: 

1. Would have a specific, adverse impact on public health of safety; or 

2. There is no method to mitigate or avoid the adverse impact. 

C. If a planned housing development project is not in compliance with an applicable plan, program, policy, 
ordinance, standard, requirement, or other similar provision, the Planning Division shall provide the 
applicant with written documentation identifying the reasons for noncompliance: 

1. Within 30 days of determination that the development application is complete if the project contains 
150 or fewer units; or 

2. Within 60 days of determination that the development application is compete if the project contains 
more than 150 units. 

3. If the Planning Division does not provide the above required documentation, the housing development 
project shall be deemed compliant with applicable plans, programs, policies, ordinances, standards, 
requirements, and other similar provisions. 

D.  If a planned housing development project proposes at least 20 percent of its units as lower-income units and 
is located on a parcel included in the site inventory of the currently adopted Housing Element, the project is 
subject to by right approval provided that the parcel meets one of the following requirements:  

1.  The parcel is a non-vacant site that has been included in at least one prior housing element cycle; or  

2.  The parcel is a vacant site that has been included in two or more consecutive planning periods.  

E. If a planned housing development project is approved on a parcel identified in the currently adopted Housing 
Element with fewer units than shown in the Housing Element, the Planning Division shall either make written 
findings supported by substantial evidence that the Housing Element’s remaining sites have sufficient 
capacity to accommodate the remaining unmet Regional Housing Needs Assessment (RHNA) allocation for 
National City by each income level, or within 180 days identify and make available sufficient sites to 
accommodate the remaining unmet RHNA allocation for each income category for the current planning 
period. 

F. A planned housing development project shall not be disapproved on the basis that approval of the planned 
housing development would trigger the identification or zoning of additional adequate sites to accommodate 
the remaining RHNA allocation for National City for the current planning period. 

G. Protected unit defined. A protected unit means any of the following: 

1. Residential dwelling units that are or were subject to a recorded covenant, ordinance, or law that 
restricts rents to levels affordable to persons and families of lower or very low income within the past 
five years. 
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2. Residential dwelling units that are or were subject to any form of rent or price control through a public 
entity’s valid exercise of its police power within the past five years. 

3. Residential dwelling units that are or were occupied by lower or very low-income households within 
the past five years. 

4. Residential dwelling units that were withdrawn from rent or lease in accordance with Government 
Code Chapter 12.75 within the past 10 years. 

 

18.12.010 Permit application and review. 

An application for a permit or other land use matter shall be filed with the planning division in accordance 
with the following provisions:  

A. Authority to File an Application. The following persons are deemed to have the authority to file an 
application:  

1. The record owner of the real property that is the subject of the permit or other matter;  

2. The property owner's authorized agent; or  

3. Any person who can demonstrate a legal right, interest, or entitlement to use the real property subject 
to the application;  

4. The application of a redeveloper who is seeking to redevelop the property involved, and who is a party 
to an existing disposition and development agreement with the community development commission.  

B. Applications—Acceptability of Signatures. If signatures of persons other than the owners of the property 
making the application are required or offered in support of, or in opposition to, an application, they may be 
received as evidence of notice having been served upon them of the pending application, or as evidence of 
their opinion on the pending issue, but they shall in no case infringe upon the free exercise of the powers 
vested in the city as represented by the planning commission and the city council.  

C. Application Form and Submittal Items. The city manager or his/her designee shall prescribe the form in 
which applications are made for administrative or discretionary approvals and maintain a list specifying the 
materials and information to be submitted with each application for a permit or other matter filed in 
accordance with the Land Use Code. The list may be revised as needed to comply with revisions to local, 
state, or federal law, regulation, or policy.  

D. Submittal Requirements. The application shall be made on a form provided by the city manager or his/her 
designee and shall be accompanied by the materials, information, fees, and deposits that are required on the 
date the application is filed, unless otherwise specified by the Land Use Code or state law.  

E. Evaluation. The application shall be deemed complete when the department processing the application has 
determined that the application includes all of the information, materials, fees, and deposits required. The 
city may, in the course of processing the application, request that the applicant clarify, simplify, or provide in 
alternate format or medium, the information required for the application.  

1. The Planning Division shall notify the applicant for a housing development project in writing no later 
than 30 days after the application has been received if it is complete. If the application is incomplete, 
the planning division shall provide the applicant a list of required items that were not complete. 

(a) The housing development project applicant may appeal this decision and the Planning Division 
shall provide a process through which to do so. If the Planning Division determines an application 
for a development project is incomplete, the applicant must submit the information required to 
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complete the application within 90 days of receiving notification from the City that the 
application is incomplete. If the applicant does not adhere to this deadline, the application will be 
deemed expired. 

(b) If the written determination of application completeness is not made within 30 days of the 
housing development project permit application receipt, the application shall be deemed 
complete. If the applicant appeals the decision, the Planning Division shall provide a final written 
determination no later than 60 days after receipt of the written appeal. 

(c) If a final written determination is not made within 60 days of receipt of the written appeal, the 
application shall be deemed complete. 

F. Filing Fee. All filing fees required to be paid upon the filing of any application shall be set forth from time to 
time by city council resolution.  

G. Applications—Filing. Applications filed pursuant to this title shall be numbered consecutively in the order of 
their filing and shall become a part of the permanent official records, and there shall be attached thereto and 
permanently filed copies of all notices and actions, with certificates and affidavits of applicable posting, 
mailing or publication.  

H. Applications—Withdrawal. Any applicant may withdraw an application at any time, provided the withdrawal 
is in writing and notification of public hearing has not been mailed. Any public hearing for which notification 
has been given shall be convened, at which time withdrawal of the application may be acknowledged and 
filed.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.020 Decision processes for planning applications. 

Applications for permits or other matters identified in this Land Use Code shall be acted upon in accordance 
with one of the decision processes depicted in Table 18.12.020 (Decision Processes for Planning Applications). 
Table 18.12.020 is provided for convenience of reference only and does not define, describe, or limit the scope, 
meaning, or intent of any provision of the Land Use Code. This table describes the city's processes only and does 
not describe other decision processes that may be required by other agencies, such as the state coastal 
commission. Subdivision procedures are identified in Title 17.  

TABLE 18.12.020 
Decision Process for Planning Applications 

Application Type  Role of Review Authority  

Planning Division  Planning  
Commission  

City Council  

Ministerial Applications  

Interpretations  
(See Section 18.10.050 (C))  

Decision  Appeal  Appeal  

Minor site plan review  Decision  Appeal  Appeal  

Minor use permit  Decision  Appeal  Appeal  

Home occupation permit  Decision  Appeal  Appeal  

Sign permit  Decision  Appeal  Appeal  

Discretionary Applications  

Conditional use permit  Recommend  Decision  Appeal  

Variance  Recommend  Decision  Appeal  

Planned development permit  Recommend  Decision  Appeal  

General plan amendment  Recommend  Recommend  Decision  
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Zoning ordinance amendment  Recommend  Recommend  Decision  

Zoning map amendment  Recommend  Recommend  Decision  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.030 Ministerial decision process. 

A. Purpose. Ministerial review is conducted at the staff level and is intended to ensure compliance with the 
regulations established in the Land Use Code.  

B. Decision. An application for an administrative permit may be approved, conditionally approved, or denied by 
a staff person designated by the city manager without a public hearing.  

C. Notice of Application. A notice of application is only required for minor use permits pursuant to Section 
18.12.080.  

D. Notice of Decision.  

1. The designated staff person shall mail notice of the decision to:  

a. The applicant.  

b. Any person who requested notice of the approval or denial of the application from the staff 
person.  

2. Such notice shall contain a brief statement of the reason or reasons for the approval or disapproval.  

E. Appeal to the Planning Commission. The decision of the designated staff person is final and conclusive 
unless, within thirty days after mailing the notice of decision, the applicant or other interested party files a 
written letter of appeal with the planning division in accordance with Section 18.12.060(B).  

F. Appeal to the City Council. The decision of the planning commission shall become effective and final thirty 
days following such action unless, within such period of time the applicant or other interested party files a 
written letter of appeal with the planning division in accordance with Section 18.12.060(C).  

G. Streamlined Ministerial Review. 

a. Eligible development projects may be processed through a streamlined ministerial review process. 
Eligibility requirements for such projects and the applicable streamlined ministerial review process are 
detailed in Government Code Section 65913.4, as amended. 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.040 Discretionary decision process. 

A. Purpose. A discretionary permit is a permit or permit modification granted following determinations that 
require the exercise of judgment and deliberation, as opposed to merely determining that the permit 
request complies with a set of standards.  

B. Decision. As identified in Table 18.12.020, depending on the permit type, the decision to approve or deny a 
discretionary permit or action is either made by planning commission or the city council.  

1. Any housing development project for very low-, low- or moderate-income households or an emergency 
shelter may not be denied or conditionally approved in a manner which renders it infeasible unless the 
Planning Commission makes written findings based on a preponderance of evidence as to one of the 
considerations outlined Government Code Section 65589.5(d). 
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C. Environmental Review. All discretionary decisions by the planning commission and city council require 
findings prescribed in the California Environmental Quality Act and ordinances adopted pursuant thereto, in 
addition to all other requirements.  

D. Planning Commission Decision.  

1. When a discretionary application is to be decided by the planning commission pursuant to Section 
18.12.020, a hearing shall be held in accordance with Section 18.12.050.  

2. The Planning Commission shall approve or deny  housing development projects consistent with 
California Government Code Section 65950, as amended.   

3. Waiver of Appeal Period. Before the close of the public hearing, an applicant may request that the 
appeal period be waived in accordance with Section 18.12.060(D). Notwithstanding any action of the 
planning commission to grant a waiver of appeal, the city council may set the matter for a hearing.  

4. If the appeal period is not waived, the decision of the planning commission shall become effective and 
final thirty days following such action, unless, within such period of time the applicant or other 
interested party files a written letter of appeal with the planning division requesting an appeal before 
the city council.  

5. Within such thirty days, a copy of the planning commission resolution granting or denying such 
application shall be transmitted to the city council unless an appeal is filed. If no appeal is filed, the city 
council may set the matter for a public hearing.  

E. City Council Decision.  

1. When a discretionary action is to be decided by the city council pursuant to Section 18.12.020, a 
hearing before the planning commission shall occur first in accordance with Section 18.12.050.  

2. Once the planning commission has made a recommendation on the action, a hearing shall be 
scheduled before the city council pursuant to Section 18.12.050.  

3. The city council's decision is final and effective upon the rendering of the decision.  

F. Expiration.  

1. If a discretionary permit is not exercised within the time permitted by this chapter, such permit shall be 
deemed null and void. The exercise of such rights shall be commenced within the time permitted by 
the resolution granting such permit. If no time is specified, then for all purposes such time for the 
exercise of right shall be deemed to be a period of one year from and after the adoption of the 
resolution granting such permit.  

2. The granting body, upon good cause shown by the applicant, may extend the time permitted by this 
chapter for the exercise of such rights, for a period of not to exceed one year.  

3. An additional extension of time may be granted by the granting body where the applicant, after a 
public hearing, which shall be noticed as provided in Section 18.12.050 (Noticing and Public Hearings), 
shows, to the reasonable satisfaction of such body, that the exercise of such rights was prevented by 
causes outside of the applicant's control. Such time extensions shall be for reasonable periods of time, 
not exceeding one year for each such extension.  

4. Requests for extensions of time within which to exercise the rights under a discretionary permit shall 
be made prior to the expiration date thereof. Such requests shall be in writing and, where the planning 
commission is the granting body, shall be filed with the secretary of the commission. Where the city 
council is the granting body, such written requests shall be filed with the planning division. Upon the 
filing of such a written request, the time for the exercise of rights under the permit shall be deemed 
automatically extended until the granting body determines whether or not the request is to be 
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granted, but in no event shall such automatic extension be for a period longer than thirty days, except 
as hereinafter provided.  

5. Where the granting body is the city council, if no action is taken upon such request within a period of 
thirty days after the filing thereof, the same shall be deemed denied.  

6. Where the granting body is the planning commission, and the commission either denies the request or 
fails, within a period of thirty days, to take action thereon, the same shall be deemed denied, unless 
within ten days after such request has been denied by the commission, or within ten days after the 
expiration of the thirty-day period, an appeal is filed, in writing, with the planning division.  

7. Where an appeal is taken from the commission's action or inaction, the expiration date for the permit 
shall be automatically extended for a period of thirty days after the filing of such written appeal with 
the planning division. If the Council fails to act upon the request within said thirty-day period, the same 
shall be deemed denied.  

G. Violations. The following shall be considered violations of Title 18:  

1. Commencement or continuation of an activity which requires approval of a discretionary permit 
pursuant to this title, not including lawful nonconforming uses, established prior to enactment of 
regulations that require a discretionary permit for the activity.  

2. Any violation of a condition of approval of a discretionary permit.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.050 Noticing and public hearings. 

A. Public Hearing Defined. A public hearing is a noticed public session to receive original evidence or testimony 
on applications regulated by this title. These are held by the planning commission and city council.  

B. Scheduling. For all proposals to be heard by the planning commission, the city manager or his/her designee 
shall set the date for public hearing and give the required notice. For all appeals of planning commission 
decisions and all other matters requiring public hearings by the city council, the city clerk shall set dates for 
public hearings and give required notices. The date of the hearings shall be not less than ten days nor more 
than forty-five days from the time of the filing of such verified application or the adoption of a resolution or 
the making of a motion to set the public hearing. If a planned housing development project complies with 
applicable general plan and zoning standards and the application is complete, no more than five public 
hearings may be conducted, and a decision to approve or deny the project shall be reached at one of the five 
hearings. For these purposes, a hearing does not include a hearing to review a legislative approval required 
for a planned housing development project. 

C. Notice—Generally. Notice of time and place of public hearings shall be given in the following manner:  

1. A notice of any public hearing upon a proposed amendment to this title, or to the zoning map, shall be 
given by at least one publication in a newspaper of general circulation in the city not less than ten days 
before the date of the public hearing.  

2. Notice of public hearing to consider a variance, conditional use permit, planned development permit, 
or reclassification of any property shall be given by mailing a written notice not less than ten days prior 
to the date of such hearing to the applicant, and to owners of property within a radius of three 
hundred feet of the exterior boundaries of the property to be changed, using for this purpose the 
name and address of such owners and properties, as shown on the latest adopted San Diego County 
tax roll, and other persons on request.  
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3. In the event that the number of owners to whom notice may be sent pursuant to this section is greater 
than one thousand, notice may be given at least ten days prior to the hearing by either of the following 
procedures:  

a. By placing a display advertisement of at least one-fourth page in a newspaper having general 
circulation within the area affected by the proposed ordinance or amendment; or  

b. By placing an insert with any generalized mailing sent by the city to property owners in the area 
affected by the proposed ordinance or amendment, such as billings for city services.  

D. Notice—Additional Requirement for Conditional Use Permits for the Sale of Alcoholic Beverages. In addition 
to notice required pursuant to this section, written notice for a public hearing on a conditional use permit for 
the sale of alcoholic beverages shall be provided as specified in Section 18.30.050 of this title.  

E. Notice—Required Wording. Such public notice of hearings on zone reclassifications, amendments, variances, 
planned development permits, or conditional use permits shall consist of the words "Notice of Proposed 
Change of Zone Boundaries or Classification" or "Notice of Proposed Variance," "Notice of Proposed Planned 
Development Permit," or "Notice of Proposed conditional use permit," as the case may be, setting forth the 
description of the property under consideration, the nature of the proposed change or use, and the time and 
place at which the public hearing, or hearings, on the matter will be held.  

F. Hearing Rules. The planning commission may establish rules governing the conduct of its proceedings.  

G. Continuation of Hearing. If, for any reason, testimony on any case set for public hearing cannot be completed 
on the date set for such hearing, the person presiding at such public hearing may, before adjournment or 
recess thereof, publicly announce the time and place at which the hearing will be continued, and no further 
notice is required.  

H. Testimony. A summary of all pertinent testimony offered at public hearings held in connection with an 
application filed pursuant to this title and the names of persons testifying shall be recorded and made a part 
of the permanent files of the case.  

I. Planning Commission Recommendation.  

1. For applications requiring a final decision by the city council, the planning commission shall first hold a 
public hearing on the matter. For such hearing, the commission shall recommend to the city council 
approval or denial of the request, including the reasons for the recommendation.  

2. Upon receipt of the recommendation from the planning commission, the city council shall hold a public 
hearing.  

3. The city council may approve, modify, or disapprove of the recommendation of the planning 
commission; provided that any modification of the proposed amendment by the city council not 
previously considered by the planning commission during its hearing shall first be referred to the 
planning commission for report and recommendation, but the planning commission shall not be 
required to hold a public hearing thereon. Failure of the planning commission to report within forty 
days after the reference shall be deemed to be approval of the proposed modification.  

J. Hearing Body Decision. The hearing body responsible for making a final determination on a matter pursuant 
to Section 18.12.020, be it the planning commission or city council, shall announce its findings by formal 
resolution, and said resolution shall recite, among other things, the facts and reasons which, in the opinion of 
the hearing body, make the granting or denial of the permit or action necessary to carry out the provisions 
and general purpose of this title, and shall order that the permit or other action be granted, denied, or 
modified subject to such conditions or limitations that it may impose.  

Page 446 of 1838



 

 
Page 27 of 296 

K. Notice of Decision. Not later than seven days following the adoption of a resolution ordering that a permit or 
other action be granted or denied, a copy of said resolution shall be mailed to the applicant and to any other 
parties requesting notice of the action. The resolution shall also be filed with the city clerk.  

L. Effective Date of Decision.  

1. The decision of the planning commission shall become effective and final thirty days following the 
adoption of the resolution, unless, within such period of time, the applicant or other interested party 
files a written letter of appeal. Within such thirty days, the planning commission resolution shall be 
transmitted to the city council who may set the matter for a public hearing.  

2. If the appeal period is waived in accordance with Section 18.12.060(D), then the decision of the 
planning commission shall become effective and final immediately upon adoption of the resolution.  

3. The decision of the city council shall become effective and final immediately upon adoption of the 
resolution.  

M. Refiling Procedure. Where an application has been denied by a hearing body and that action has become 
final, no new application for substantially the same request shall be accepted for a period of one year after 
the effective date of the denial, unless that hearing body specifies in its decision that the denial is without 
prejudice.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.060 Appeals. 

A. Effect of Filing. The filing of a notice of appeal pursuant to this section stays all proceedings until a decision 
on the appeal is rendered.  

B. Appeal of Staff Decisions.  

1. Whenever a permit or other action has been denied at a staff level, an aggrieved person may file a 
written appeal with the planning division within thirty days after the mailing of a notice of decision.  

2. The planning division, upon receipt of an appeal, shall set the matter for a hearing before the planning 
commission as soon as is practical in accordance with the public hearing procedures outlined in Section 
18.12.050. The appealing party shall be given at least ten days’ notice of the time and place of such 
hearing.  

3. At the time set for such hearing, the planning commission shall give the appealing party a reasonable 
opportunity to be heard on the matter and may require reports from any city department. After the 
hearing, the planning commission shall affirm, disaffirm, or modify the decision appealed.  

4. A nonrefundable fee in such amount as the city council shall from time to time establish shall be paid at 
the time of filing the appeal.  

C. Appeal of Planning Commission Decisions.  

1. Whenever a permit or other action has been denied by the planning commission, an aggrieved person 
may file a written appeal with the planning division within 30 days after the public hearing in which 
such decision was rendered.  

2. The planning division shall notify the city clerk of the appeal and the city clerk shall notice and schedule 
a public hearing before the city council in accordance with Section 18.12.050. The appealing party shall 
be given at least ten days’ notice of the time and place of such hearing.  
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3. At the time set for such hearing, the city council shall give the appealing party a reasonable 
opportunity to be heard on the matter and may require reports from any city department. After the 
hearing, the city council shall affirm, disaffirm, or modify the decision appealed. The decision of the city 
council shall be final and conclusive.  

4. A nonrefundable fee in such amount as the city council shall from time to time establish shall be paid at 
the time of filing the appeal.  

D. Waiver of Appeal Period. For permits and actions to be decided by the planning commission, before the close 
of the public hearing, an applicant may request that the appeal period be waived. The planning commission 
shall grant the request only after determining for the record that there are no interested persons who object 
to the waiver and that the applicant has waived all rights to appeal. If the appeal period is waived, the 
planning commission's decision becomes effective immediately upon adoption of the resolution.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.070 Site plan review. 

A. Purpose. Site plan review is a ministerial action established to ensure compliance with the Land Use Code 
and to attach conditions as necessary to ensure such compliance.  

B. Applicability and Requirements. Prior to or concurrently with the submission of building plans for plan check 
or application for issuance of a building permit for any building to be erected in any zone wherein site plan 
review is required by this title, accurately dimensioned architectural drawings and plot plans for all proposed 
construction shall be submitted to the planning division for approval. The site plan or plot plan shall contain 
any specific information required by the city manager or his/her designee necessary to determine 
compliance with the Land Use Code. A nonrefundable fee in such amount as the city council shall from time 
to time establish by resolution shall be paid to the finance officer at the time of filing.  

C. Plan Review.  

1. The planning division shall review all plans submitted and shall endorse its approval on a copy thereof, 
if it determines that the plan shows:  

a. Compliance with this title and all other applicable city ordinances;  

b. Desirable site layout and design;  

c. Utility of open areas;  

d. Adequate landscaping;  

e. Compatibility with neighboring property;  

f. Compliance with the General Plan or an adopted specific plan;  

g. Incorporation of any mitigation measures stipulated in a certified environmental impact report or 
negative declaration for the project, if applicable.  

2. If the department determines that the plans thus submitted do not conform or adequately provide for 
one or more of such provisions, it shall endorse its disapproval thereof, together with a statement of 
the provisions of this chapter with which such plans do not conform.  

3. When referred to the engineering department, fire department, building department, or other city 
agency by the planning division, such departments shall evaluate such plans as to compliance with all 
applicable city ordinances and standards and may require additional plans to be submitted and 
approved prior to final approval of such plans. The conditions of approval of development plans by the 
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planning division may include the recommendations of other city department heads required to be 
made by the terms of this chapter.  

D. Issuance of Permit. No building permit, certificate of occupancy, or any other permit listed shall be issued 
until the approvals required by this section have been obtained.  

E. Preliminary Site Plan Review.  

1. Site plans may be submitted for preliminary review prior to submission of building plans for plan check, 
or application for issuance of a building permit for any building to be erected in any zone wherein site 
plan review is required by title.  

2. A fee in such amount as the city council shall from time to time establish by resolution shall be paid to 
the finance officer at the time of submittal, which amount will be deducted from the building permit 
fee paid at the time building permits are issued.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.080 Minor use permits. 

A. Purpose. Minor use permits provide a ministerial process for reviewing land use activities that are allowed in 
the applicable zoning district but require administrative review in order to evaluate the compatibility of the 
proposed use with surrounding uses and the suitability of the use to the site.  

B. Applicability. A minor use permit is required to authorize proposed land uses identified by Division 2 (Zoning 
Districts and Allowable Land Uses) as being allowable in the applicable zoning district subject to the approval 
of a minor use permit.  

C. Notice of Application.  

1. The designated staff person shall mail notice of the application no later than ten days after an 
application has been deemed complete to:  

a. The applicant.  

b. The owners of any real property, as shown on the latest equalized property tax assessment roll of 
the San Diego County Assessor, located within three hundred feet of the boundary of the 
property that is the subject of the application.  

D. Contents of the Notice of Application.  

1. The notice of application shall include the following information:  

a. A general description of the proposed project, including, when applicable, the type of permit 
requested, project name, square footage of proposed construction, and number of residential 
units proposed.  

b. The location and size of the property that is the subject of the application.  

c. The name, telephone number, and city address of the designated staff person to contact for 
additional information.  

d. An explanation that a minor use permit is an administrative process whereby the decision to 
approve, conditionally approve, or deny the proposed development will be made by the planning 
division without a public hearing.  

e. An explanation of the process to appeal the decision.  
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E. Requests for Notice of Decision. Persons who wish to receive notice of the approval or denial of the 
application may request this information from the staff person. The request must be received no later than 
ten business days after the date on which the notice of application is mailed.  

F. Application Requirements. An application for a minor use permit shall contain any specific information 
required by the city manager or his/her designee necessary to determine compliance with the Land Use 
Code. It is the responsibility of the applicant to provide evidence in support of the findings required by this 
section. A nonrefundable fee in such amount as the city council shall from time to time establish by 
resolution shall be paid to the finance officer at the time of filing.  

G. Findings and Decision. The planning division may approve or deny an application for a minor use permit. The 
designated staff person shall record the decision and the findings on which the decision is based. The 
planning division may approve a minor use permit only after first finding all of the following:  

1. The proposed use is allowed within the applicable zoning district and complies with all other applicable 
provisions of this Land Use Code;  

2. The proposed use is consistent with the General Plan and any applicable specific plan;  

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;  

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; and  

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 zoning district in which the property is located.  

H. Issuance of Permit and Duration.  

1. Upon the approval of an application, the planning division shall authorize the issuance of a minor use 
permit, with or without conditions, and one copy of which shall be forwarded to:  

a. The applicant;  

b. The building official;  

c. Any other department or agency the planning division considers affected by the issuance of the 
permit; and  

d. The division files for permanent retention.  

2. Minor use permits shall be in effect for the duration of the use, or for a time period specified in the 
conditions of approval, or until the time a revocation of the permit is effectuated on the basis of non-
compliance with the terms of the permit.  

I. Conditions of Approval. In approving a minor use permit, the planning division may impose any conditions 
deemed reasonable and necessary to ensure that the approval would comply with the findings required by 
this section.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.12.090 Home occupation permits. 

A. Purpose. A home occupation permit is a ministerial process to ensure that an occupation conducted within a 
dwelling is compatible with the character of the area in which the dwelling is located and that it is clearly a 
secondary use to the primary residential use of the dwelling.  

B. Applicability. Home occupations are permitted in residential zones as identified in Section 18.21.020 
provided that they first receive a home occupation permit.  

C. Application Requirements.  

1. An application for a home occupation permit shall contain any specific information required by the city 
manager or his/her designee necessary to determine compliance with the Land Use Code.  

2. It is the responsibility of the applicant to provide evidence in support of the findings required by this 
section.  

3. Any applicant for a home occupation permit who is not the legal owner of the subject real property 
shall provide a written statement from the legal owner consenting to the application.  

4. A nonrefundable fee in such amount as the city council shall from time to time establish by resolution 
shall be paid to the finance officer at the time of filing.  

D. Findings and Decision.  

1. The planning division may approve or deny an application for a home occupation permit. The 
designated staff person shall record the decision and the findings on which the decision is based. The 
planning division may approve a home occupation permit only after first finding all of the following:  

a. There is no display of merchandise;  

b. No stock in trade nor commodity is sold upon the premises;  

c. The home occupation shall not result in the reduction of required off-street parking;  

d. Home occupations, except for urban agricultural uses permitted by Section 18.30.240 (Urban 
Agriculture), shall be conducted within an enclosed structure on the premises;  

e. No person other than the resident is engaged in the home occupation on the premises;  

f. The resident shall not rent space to others in association with a home occupation;  

g. All sales of products and the performance of all service or work that requires the presence of a 
partner, employee, or customer shall take place off the premises;  

h. No mechanical equipment is used except that which is normally necessary for housekeeping 
purposes;  

i. No signs or advertising for the home occupation is placed on the premises and other advertising 
does not identify the address of the premises;  

j. Materials or products associated with the home occupation are stored in an enclosed structure 
on the premises and shall not exceed one thousand cubic feet for the entire premises or any 
more restrictive limitations by the building or housing division or county health department.  

k. Only one vehicle for business-related purposes is permitted on the premises or on any adjacent 
residentially zoned area. This vehicle may not exceed a one ton carrying capacity and may not be 
a tow truck.  
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l. The home occupation shall be consistent with permitted residential uses, shall not create any 
conditions that amount to a public nuisance, and shall not be detrimental to the neighborhood 
by causing increased noise, traffic, lighting, odor, or by violating any applicable laws or 
ordinances;  

m. A business license is procured.  

2. Additional stipulations can be placed on the permit by the city manager or his/her designee.  

E. Issuance of Permit and Duration.  

1. Upon the approval of an application, the planning division shall authorize the issuance of a home 
occupation permit and one copy of which shall be forwarded to:  

a. The applicant;  

b. Any other department or agency the planning division considers affected by the issuance of the 
permit; and  

c. The division files for permanent retention.  

2. The occupation shall be limited to those activities specifically described on the permit, and subject to 
the conditions described in this section or as stipulated on the permit;  

3. A home occupation permit shall be in effect for the duration of the home occupation unless a 
revocation of the permit is effectuated.  

4. If it is determined or found by the city manager or his/her designee that the home occupation 
authorized causes a disturbance or nuisance to the abutting neighborhood, it shall be reviewed by the 
planning commission and may be declared null and void, and any business license issued shall be 
subject to cancellation.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.100 Sign permit. 

A. Purpose. The purpose of a ministerial sign permit is to ensure conformance with the sign and outdoor 
advertising display regulations in Division 4 and any applicable master sign program or specific plan.  

B. Applicability. A sign permit is required for the installation or alteration of any sign, except those specifically 
exempt by this section.  

C. Exemptions from a Sign Permit.  

1. The following signs may be installed without a sign permit, provided that they meet the requirements 
listed below:  

a. Maintenance of a sign that does not involve structural or electrical changes;  

b. Interior signs; except for theater lobby signs;  

c. Public utility and safety signs that are required by law;  

d. Signs that are required by law, other than public utility and safety signs, provided that they do 
not exceed the minimum dimensions required by the law;  

e. Signs required by the fire department to designate fire lanes;  
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f. Temporary real estate signs that are not illuminated. Only one such sign is permitted to face on 
each street adjacent to the property. Such signs may be single- or double-faced and are limited in 
size to four square feet or less on property in residential zones, and ten square feet or less on 
property in commercial zones;  

g. Nameplate identification signs and combination name plates and address signs with letters that 
do not exceed three inches in height, are not illuminated, and do not exceed four square feet in 
area;  

h. Construction site signs that are not illuminated;  

i. Window signs;  

j. Tablets, memorials, and cornerstones that are built into the walls of a building, and provide 
information such as the name of the building and the date of construction;  

k. Incidental residential signs that provide warnings such as "no parking," "watch dogs," "private 
property," and "security service" that are not illuminated, do not exceed one square foot in area 
each, and do not project over a public right-of-way. No more than three of these signs shall be 
allowed per premises;  

l. Bulletin boards, provided they do not exceed sixteen square feet in area, do not project over a 
public right of way, and are not illuminated.  

D. Application Requirements. Applications for sign permits shall contain any specific information required by 
the city manager or his/her designee necessary to determine compliance with the Land Use Code. A 
nonrefundable fee in such amount as the city council shall from time to time establish by resolution shall be 
paid to the finance officer at the time of filing.  

E. Building Division Review. If placement of a sign requires a building permit, the building division will review 
the plans for compliance with California Building Code requirements.  

F. Decision and Findings.  

1. The planning division may approve or deny an application for a sign permit. The designated staff 
person shall record the decision and the findings on which the decision is based. The sign permit may 
be approved once the following findings are made:  

a. The proposed sign is architecturally and aesthetically compatible with the major structures on 
the subject site and adjacent sites and is compatible with the character of the neighborhood and 
general environment;  

b. Granting the application is in conformance with the goals, policies, and objectives of the General 
Plan and the purpose and intent of any applicable specific plan, and the purposes of this Land 
Use Code and would not constitute a grant of special privilege inconsistent with the limitations 
on other properties in the vicinity and the same zoning district; and  

c. Granting the application would not be detrimental or injurious to property or improvements in 
the vicinity of the subject site, or to the public health, safety, or general welfare.  

G. Issuance of Permit and Duration.  

1. The sign permit may be issued after all approvals have been obtained and all required fees have been 
paid.  

2. If the work authorized under a sign permit has not been completed within six months after date of 
issuance, the permit shall become null and void.  
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3. Before the expiration date of a sign permit, a permittee may submit a written application for an 
extension of time. The city manager or his/her designee may extend a sign permit for a period not 
exceeding six months if the city manager or his/her designee determines that, based on evidence 
provided by the permittee, circumstances beyond the control of the permittee prevented completion 
of the work.  

4. A sign permit may not be extended more than two times.  

5. Upon successful completion and inspection of the work authorized under a sign permit, the sign permit 
shall be in effect for the duration of the use for which the sign is intended, or for a time period 
specified in the permit, or until the time a revocation of the permit is effectuated based on non-
compliance with the terms of the permit.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.110 Conditional use permits. 

A. Purpose. The granting of a conditional use permit is a discretionary action that authorizes permitted uses 
subject to specific conditions because of the unusual characteristic or need to give special consideration to 
the proper location of said uses in relation to adjacent uses, the development of the community, and to the 
various elements of the General Plan. It is the purpose of this chapter to set forth the findings necessary for 
such discretionary action.  

B. Applicability. A conditional use permit is required to authorize proposed land uses identified by Division 2 
(Zoning Districts and Allowable Land Uses) as being allowable in the applicable zoning district subject to the 
approval of a conditional use permit.  

C. Application Requirements. An application for a conditional use permit shall contain any specific information 
required by the city manager or his/her designee necessary to determine compliance with the Land Use 
Code. It is the responsibility of the applicant to provide evidence in support of the findings required by this 
section. A nonrefundable fee in such amount as the city council shall from time to time establish by 
resolution shall be paid to the finance officer at the time of filing.  

D. Conditional Use Permits Defined. "Conditional use permits," as the term is used in this section, shall be the 
same as those conditional use permits described in Section 65901 of the Government Code.  

E. Findings and Decision.  

1. The planning commission may approve or deny a conditional use permit through a public hearing 
process. Before any conditional use permit is granted, the applicant shall show the existence of the 
following facts:  

a. The proposed use is allowable within the applicable zoning district pursuant to a conditional use 
permit and complies with all other applicable provisions of the Land Use Code; and  

b. The proposed use is consistent with the General Plan and any applicable specific plan; and  

c. The design, location, size, and operating characteristics of the proposed activity would be 
compatible with the existing and future land uses in the vicinity; and  

d. The site is physically suitable for the type, density, and intensity of use being proposed, including 
access, utilities, and the absence of physical constraints.  

e. 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; and  
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f. The proposed project has been reviewed in compliance with the California Environmental Quality 
Act.  

2. The decision of the planning commission is appealable to the city council in accordance with Section 
18.12.060.  

F. Conditions. Conditions may be imposed upon the granting of any conditional use permit so as to render the 
proposed use as compatible as possible with other uses in the immediate surrounding area, and to 
accomplish the purpose of this chapter.  

G. Acceptance of Conditions. Before any conditional use permit granted pursuant to the provisions of this 
chapter shall become effective, the applicant shall file a written statement, in the form to be prescribed by 
the city attorney, with the planning division, acknowledging and accepting all of the conditions, if any, 
imposed upon such conditional use permit.  

H. Revocation.  

1. Conditional use permits may be subject to revocation in the time and manner as set forth in this 
section. Whenever the city manager or his/her designee finds that any of the following facts exist, with 
reference to a conditional use permit, he/she may recommend to the planning commission or city 
council, whichever body granted the permit, that the conditional use permit be revoked:  

a. That the conditional use permit was obtained by fraud; or  

i. That the use authorized by such conditional use permit has ceased, or has been suspended, for any 

reason, for a period of six months or more; or  

ii. That the conditional use permit is being exercised in a manner contrary to any law or conditions of 

approval imposed upon such conditional use permit; or  

iii. That any use or uses pursuant to such conditional use permit is being, or has been, exercised in a 

manner detrimental to public peace, health, safety, or welfare, or in a manner to constitute a public 

nuisance.  

b. Upon receipt of such recommendation, the granting body shall expeditiously set and conduct a 
public hearing upon such matter after having given notice in the manner set forth in Section 
18.12.050. At the time and place of such hearing, the body conducting such hearing shall 
determine whether any one of the facts, set forth in Section 18.12.110(H)(1)a are present. If, as a 
result of the evidence produced at such hearing, the body conducting the hearing determines 
that any one of such facts are present, it shall revoke the conditional use permit.  

c. If the revocation proceeding is conducted before the planning commission, the decision of the 
commission shall be subject to an appeal to the city council in the time and manner as set forth in 
Section 18.12.060. In the absence of such appeal from a commission decision, its decision shall 
be final and conclusive. The action of the city council, either upon an appeal or as a conducting 
body, shall be final and conclusive for all purposes.  

I. Modification. Any condition imposed upon the granting of a conditional use permit may be modified or 
eliminated, or new conditions may be added; provided that the original granting body, the commission or 
the council, first conducts a public hearing thereon, in the same manner as required for the granting of the 
same. No such modification shall be made unless the commission or council finds that such modification is 
necessary to protect the public interest and/or adjacent or abutting properties; or, in case of deletion of an 
existing condition, that such action is necessary to permit reasonable operation and use under the 
conditional use permit.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.12.120 Variances. 

A. Purpose. Variances are discretionary actions meant to provide adjustments in the application of this title to 
avoid practical difficulties and unnecessary hardships with respect to a particular piece of property which is 
not enjoying the privileges commonly enjoyed by other properties in the same vicinity and zone. A practical 
difficulty or unnecessary physical hardship may result from the size, shape, or dimensions of a site, or 
because of the location of existing structures on the site, or from setbacks or building lines, or from 
geographic, topographic, or other physical conditions on the site or in the immediate vicinity.  

B. Applicability. A variance may be considered for any applicant who is trying to establish a use that is expressly 
permitted in the zone that governs his/her property, but a hardship associated with the land deprives the 
property of privileges enjoyed by other properties in the vicinity within the same zone and prevents the 
applicant from being able to fully comply with the development standards of this Land Use Code.  

C. Application Requirements. An application for a variance shall contain any specific information required by 
the city manager or his/her designee necessary support of the findings required by this section. A 
nonrefundable fee in such amount as the city council shall from time to time establish by resolution shall be 
paid to the finance officer at the time of filing.  

D. Development Standards. Except for the provision(s) of this title which are the subject of a zone variance 
approval, all other provisions of this title shall apply.  

E. Findings and Decision. Before any zone variance is granted by the planning commission through a public 
hearing process, the applicant shall show compliance with the following:  

1. Variances from the terms of this title shall be granted only when, because of special circumstances 
applicable to the property, including size, shape, topography, location or surroundings, the strict 
application of this title deprives such property of privileges enjoyed by other property in the vicinity 
and under identical zoning classification.  

2. Any variance granted shall be subject to such conditions as will assure that the adjustment thereby 
authorized shall not constitute a grant of special privileges inconsistent with the limitations upon other 
properties in the vicinity and zone in which such property is situated.  

3. A variance shall not be granted for a parcel of property which authorizes a use or activity which is not 
otherwise expressly authorized by the zone regulation governing the parcel of property.  

F. Conditions of Approval. Conditions of approval may be attached to the granting of a variance to render such 
variance compatible with adjacent uses and properties and in accord with the general intent and purpose of 
this title, and to prevent the granting of a special privilege inconsistent with the limitations placed upon 
other properties and uses similarly situated.  

G. Acceptance of Conditions. Before any zone variance granted pursuant to the provisions of this chapter shall 
become effective, the applicant shall file a written statement, in the form to be prescribed by the city 
attorney, with the planning division, acknowledging and accepting all of the conditions, if any, imposed upon 
such zone variance.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.130 Planned development permits. 

A. Purpose. The purpose of these procedures is to:  

1. Establish a review process for development that allows an applicant to request greater flexibility from 
the strict application of the regulations than would be allowed through a variance process;  
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2. Encourage imaginative and innovative planning to achieve a more preferable development than what 
would be achieved by strict conformance with the regulations;  

3. Ensure, through the imposition of conditions of approval, a more efficient use of open space, 
separation of pedestrian and vehicular traffic, increased project amenities, compatibility with the 
surrounding neighborhood, and conformance to the achievable capacity of community utilities and 
improvements.  

4. Consider a planned development as a comprehensive unit rather than an aggregation of separate 
buildings on unrelated lots.  

B. Applicability. A planned development shall consist of not less than one acre and the area must be under one 
ownership or the subject of an application filed jointly by all the owners of the property included.  

C. Application Requirements. An application for a planned development permit shall contain any specific 
information required by the city manager or his/her designee necessary to support the findings required by 
this section. A nonrefundable fee in such amount as the city council shall from time to time establish by 
resolution shall be paid to the finance officer at the time of filing.  

D. Dwelling Units. If a planned development contains residential units, the number of residential units shall not 
exceed the number otherwise allowed unless a density bonus is approved consistent with the provisions of 
Government Code Section 65915. In no case shall the right-of-way of any public or private street, sidewalk, 
public or semi-public parking area, or adjacent pedestrian walk be included in the allowable lot area per 
dwelling unit. Two or more dwelling units may be attached or combined into a single structure.  

E. Special Lot Sizes, Setback, and Height Requirements.  

1. Reductions in lot sizes may be approved, provided that acceptable land is designated as permanent 
open space and/or usable recreation space. The land area of each permanent open space area shall 
equal or exceed the total of all lot reductions.  

2. Special setback and height requirements may be established for a planned development based on 
design and relation of buildings to each other and the surrounding areas.  

F. Development Regulations. Reductions in lot sizes may be approved, provided that acceptable land is 
designated as permanent open space and/or usable recreation space. The land area of each permanent open 
space area shall equal or exceed the total of all lot reductions.  

G. Findings and Decision. A planned development permit may be approved or conditionally approved by the 
planning commission through a public hearing process only if all of the following findings are made:  

1. The proposed development is consistent with the General Plan;  

2. The proposed development will not be detrimental to the public health, safety, and welfare;  

3. The proposed development will comply with the regulations of the Land Use Code;  

4. The proposed development, when considered as a whole, will be beneficial to the community;  

5. Any proposed deviations pursuant to this section are appropriate for this location and will result in a 
more desirable project than would be achieved if designed in strict conformance with the development 
regulations of the applicable zone.  

6. The proposed project has been reviewed in compliance with the California Environmental Quality Act.  

H. Conditions of Approval. Conditions of approval may be attached to the granting of a planned development 
permit to render such planned development compatible with adjacent uses and properties and in accord 
with the general intent and purpose of this title.  
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I. Acceptance of Conditions. Before any planned development permit granted pursuant to the provisions of 
this chapter shall become effective, the applicant shall file a written statement, in the form to be prescribed 
by the city attorney, with the planning division, acknowledging and accepting all of the conditions, if any, 
imposed upon such zone variance.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.140 Zoning amendments. 

A. Purpose. The zoning map or Land Use Code may be amended whenever public necessity, general welfare, 
convenience, or sound planning principles require.  

B. Initiation. Zoning amendments may be initiated by:  

1. The application of an owner or the agent of such owner seeking an amendment, supplement to, or 
change of the regulations prescribed for his property, or the reclassification of his property;  

2. The application of an entity authorized to exercise the power of eminent domain over property subject 
to amendment;  

3. The application of a redeveloper who is seeking to redevelop the property involved, and who is a party 
to an existing disposition and development agreement with the community development commission;  

4. Minute action of the city council;  

5. Minute action of the planning commission.  

C. Application. Any person desiring to initiate a zoning change shall address his/her request on a form 
prescribed by the city manager or his/her designee. A nonrefundable fee in such amount as the city council 
shall from time to time establish by resolution shall be paid to the finance officer at the time of filing.  

D. Decision. No decision on a zoning amendment shall be rendered by the planning commission or city council 
until they have, respectively, found that the amendment, if adopted, would be consistent with the General 
Plan and has been reviewed in compliance with the California Environmental Quality Act.  

E. All zoning code or land use designation amendments shall be made in accordance with Government Code 
Section 66300, as amended. 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.150 General plan and specific plan amendments. 

A. Purpose. The General Plan Map, General Plan, and any specific plan may be amended whenever public 
necessity, general welfare, convenience, or sound planning principles require, in the manner prescribed in 
Sections 65350 through 65362, and 65450 through 65457 of the Government Code of the state.  

B. Initiation. Amendments to the General Plan Map, General Plan, or any specific plan may be initiated by:  

1. The application of an owner or the agent of such owner seeking an amendment, supplement to, or 
change of the regulations prescribed for his/her property, or the redesignation of his/her property.  

2. The application of an entity authorized to exercise the power of eminent domain over property subject 
to amendment;  

3. The application of a redeveloper who is seeking to redevelop the property involved, and who is a party 
to an existing disposition and development agreement with the community development commission;  
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4. Minute action of the city council;  

5. Minute action of the planning commission.  

C. Application. Any person desiring to initiate a change in the General Plan Map, General Plan, or any specific 
plan shall address his/her request on a form prescribed by the city manager or his/her designee. A 
nonrefundable fee in such amount as the city council shall from time to time establish by resolution shall be 
paid to the finance officer at the time of filing.  

D. Decision. The planning commission shall recommend approval, approval with modifications, or denial of the 
application through a public hearing pursuant to Section 18.12.050. The city council, after receiving such 
recommendation, shall hold a public hearing pursuant to Section 18.12.050 and render a final decision.  

E. Limitations on General Plan Amendments. General Plan amendments shall occur no more frequently than 
four times during any calendar year unless otherwise specified in Government Code Section 65358.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.160 Historic properties. 

A. Intent and Purpose. It is the intent and purpose of this section to protect, preserve and, where damaged, 
restore National City's historic resources by:  

1. Establishing a procedure whereby properties of historical significance are identified and appropriate 
notice is provided in the event demolition, significant alteration, or conversion is proposed.  

2. Protecting the educational, cultural, economic, and general welfare of the public, while employing 
regulations that are consistent with sound historical preservation principles and the rights of private 
property owners.  

B. Designation of Historic Properties.  

1. A list of historic properties shall be maintained and periodically updated.  

2. Changes to the historic properties list may be initiated by resolution of the city council or on the 
verified application of the owner(s) of the property to be designated or their authorized agents.  

 a. For a planned housing development project, the Planning Commission shall determine whether 
the site of the proposed housing development project is a historic site at the time the application for 
the housing development is complete. The determination shall remain valid during the pendency of the 
housing development project for which the application was made unless any archaeological, 
paleontological, or tribal cultural resources are encountered during construction. 

3. Any application or resolution that proposes changes to the historic properties list shall be accompanied 
by an evaluation of the historic character of the property and shall be reviewed by the planning 
division.  

4. The planning division, after reviewing such application for completeness, shall notify the historical 
society of the proposed changes to the historic properties list. Any comments or recommendations 
provided by the historical society must be received within twenty days of the notice of proposed 
changes.  

5. Once the planning division has completed review of the application and considered any comments or 
recommendations from the historical society, it shall prepare a report and recommendation to the 
planning commission.  
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6. The planning commission shall hold a public hearing on the proposal and shall provide a 
recommendation to the city council.  

7. The city council shall hold a public hearing and may approve, modify and approve, or deny the 
proposed changes to the historic properties list.  

C. Review of Ministerial Permits.  

1. The building official or designee shall review each request for a non-discretionary building or 
demolition permit to determine if it involves any structure identified on the list of historic properties. If 
a property proposed for demolition or significant alteration or conversion is determined to be on the 
historic properties list, the building official or designee shall withhold issuance of the permit for a 
period of thirty days.  

2. The building official shall immediately notify the planning division and the city council of the pending 
permit.  

3. Within five days, the planning division shall provide notice to the historical society of the pending 
permit and may request comments and recommendations. Any comments or recommendations 
provided by the historical society must be received within twenty days of the notice of pending permit.  

4. Once the planning division has reviewed the permit application and considered any comments or 
recommendations from the historical society, it shall provide a recommendation to the city council. 
The recommendation may include approval of the permit, no recommendation, recommendation that 
the permit be denied, or a request for additional time to evaluate the permit.  

5. The city council, at its sole discretion, may approve the permit, deny the permit if a finding is made that 
such permit may result in an adverse effect on the public welfare, or withhold the issuance of the 
permit until such time as all alternative measures are thoroughly evaluated.  

D. Review of Discretionary Permits. All discretionary permits involving a historic resource shall be reviewed in 
compliance with the California Environmental Quality Act.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

DIVISION 2. ZONING DISTRICTS 

AND ALLOWABLE LAND USES 

Chapter 18.20 ZONING MAP 

18.20.010 Purpose. 

This section identifies the zones that apply to property within the city and adopts the city's zoning map. 
National City is organized into zones that implement the General Plan, which are identified on the zoning map.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.20.020 Zones and zoning map. 

A. Official Zoning Map. The official zoning map of the city is a zoning regulation within the context of and 
adopted pursuant to this title.  

B. Zone Boundaries—Determination in Cases of Uncertainty. The location of zone boundaries may be 
determined by the rules for interpretation pursuant to this title.  

C. Zone Boundary Changes—Procedure. Changes in the boundaries of the zones shall be made by ordinance 
adopting an amended official zoning map.  
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D. Pre-Zoning of Unincorporated Lands.  

1. Areas outside of city limits, but within National City's sphere of influence are unincorporated lands and 
governed by the County of San Diego until such time as those areas are annexed into the city. These 
areas have been pre-zoned with city zones to identify the regulations that would apply once the land is 
annexed into the city.  

2. Pre-zone changes may be initiated and heard, in the manner provided for zone changes in this title, 
prior to the effective date of annexation to be effective upon annexation.  

E. Effect of Specific Plans. Lands within an adopted specific plan are governed by the zoning regulations of that 
specific plan. If the requirements of any specific plan are either more restrictive or less restrictive than the 
zoning regulations of this title, the requirements of the specific plan shall take precedence. If the specific 
plan is silent with regard to a development standard that is addressed within the provisions of this title, the 
provisions of this title shall apply. Specific plans referred to in this title shall be adopted in compliance with 
the procedural requirements of the California Government Code.  

F. Zone Classifications Established. The following zone classifications are established and applied to the city as 
shown on the official zoning map.  

TABLE 18.20.020 
Zone Classifications 

Zone  
Classification  
Symbol  

Zone Classification  General Plan Land Use Designation  

Residential  

RS-11  Large Lot Residential  Very Low Density Residential  

RS-21  Small Lot Residential  Low Density Residential  

RS-31  Medium-Low Density Multi-Unit  
Residential  

Medium Density Residential  

RS-41  Residential Single-Family  Specific Plan (Westside)  

RM-11  Medium Density Multi-Unit Residential  Medium Density Residential  

RM-21  High Density Multi-Unit Residential  High Density Residential  

RM-31  Very High Density Multi-Unit  
Residential  

Very High Density Residential  

Commercial  

CA  Commercial Automotive  Commercial and Services 

CL  Limited Commercial  Specific Plan (Westside)  

CS  Service Commercial  Commercial and Services 

CT Tourist Commercial Specific Plan (Harbor District Specific Plan 
Area) 

Mixed-Use  

MCR-11  Mixed Commercial-Residential  Specific Plan (Westside)  

MCR-21  Mixed Commercial-Residential  
(Smart Growth Area)  

Specific Plan (Westside)  

MXC-11  Minor Mixed Use Corridor  Medium Mixed Use  

MXC-21  Major Mixed Use Corridor  High Mixed Use  

MXD-11  Minor Mixed Use District  MediumMixed Use  

MXD-21  Major Mixed Use District  High Mixed Use  

MXT1 Mixed-Use Transition Lower Mixed-Use 

Industrial  

IL  Light Industrial  Light Industrial  
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IM  Medium Industrial  Industrial  

IH  Heavy Industrial  Industrial  

Institutional  

I  Institutional  Institutional  

Open Space  

OS  Open Space  Open Space  

OSR  Open Space Reserve   

Military  

M  Military  Military Reservation 

San Diego Unified Port District  

UPD  Port Master Plan  San Diego Unified Port District  

Specific Plan  

SP1  Specific Plan  Specific Plan  

1ADUs and JADUs permitted subject to Sections 18.30.380 and 18.30.390 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.20.030 Prohibited land uses. 

Land uses not specifically allowed in a zone are prohibited in that zone; in addition, the following are 
specifically prohibited.  

A. In all zones, no structure of a temporary nature shall be used as a residence, neither temporarily nor 
permanently, including:  

1. Boats (except in marinas).  

2. Camper shells (except in recreational vehicle parks).  

3. Mobilehomes (except in mobilehome parks).  

4. Recreational vehicles (except in recreational vehicle parks).  

5. Shacks.  

6. Sheds.  

7. Shipping containers.  

8. Storage units.  

9. Tarpaulins.  

10. Tents (except in recreational vehicle parks).  

11. Trailers (except in recreational vehicle parks).  

12. Buildings or structures of a temporary nature.  

B. In all zones, the following shall not be used for temporary or permanent sleeping areas, with the exception of 
those that have been converted into an accessory dwelling unit as stipulated in Section 18.21.050:  

1. Attics.  

2. Basements.  

3. Cellars.  
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4. Decks.  

5. Game rooms.  

6. Garages.  

7. Nonresidential buildings.  

8. Patios.  

9. Porches.  

10. Rooftops.  

C. In all zones, outdoor storage is prohibited except as specifically allowed by the zone.  

D. In all zones, outdoor storage or parking of the following is prohibited unless specifically allowed by the zone:  

1. Boats within any required front, side, exterior, or street setback.  

2. Camper shells within any required front, side, exterior, or street setback.  

3. Mobile homes (except in mobile home parks).  

4. Recreational vehicles within any required front, side, exterior, or street setback.  

5. Trailers within any required front, side, exterior, or street setback.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.21 RESIDENTIAL ZONES 

18.21.010 Purpose. 

This section lists the land uses allowed within the residential zones. The purposes of the individual residential 
zones and the manner in which they are applied are as follows:  

A. Large Lot Residential (RS-1). The purpose of the RS-1 zone is to provide for areas of single-family detached 
residences on large lots (ten thousand square feet minimum and a density of up to five dwelling units per 
acre).  

B. Small Lot Residential (RS-2). The purpose of the RS-2 zone is to provide for areas of single-family detached 
residences on small lots (five thousand square feet minimum and a density of six to nine dwelling units per 
acre).  

C. Medium-Low Density Residential (RS-3). The purpose of the RS-3 zone is to provide for low-rise, medium-low 
density (10 to 15 units per acre) single-family attached and multiple family residential areas. The RS-3 zone is 
intended to retain characteristics found in the single-family zones, such as private yards and patios and 
privately maintained open space.  

D. Residential Single-Family (RS-4). The purposes of the RS-4 zone are to provide for areas of single-family 
attached and detached homes on minimum lot sizes of two thousand five hundred square feet; and provide 
for small lot single-family development within the Westside Specific Plan area. The RS-4 zone permits one 
attached or detached single-family dwelling for each full two thousand five hundred square feet of lot area 
provided there is no more than one single-family residence for each two thousand five hundred square feet 
of lot area. It also allows for the continuation of the existing mixture of housing types and encourages infill 
with single-family zones on vacant properties and where existing parcels may be further subdivided as 
provided herein.  
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E. Medium Density Multi-Unit Residential (RM-1). The purpose of the RM-1 zone is to provide for low-rise, 
medium density (sixteen to twenty-three dwelling units per acre) multiple family residential areas. The RM-1 
zone is a transitional zone between higher density residential uses and lesser intensity single-family areas.  

F. High Density Multi-Unit Residential (RM-2). The purpose of the RM-2 zone is to provide for low- to mid-rise, 
high density (twenty-four to forty-eight dwelling units per acre) multiple family residential.  

G. Very High Density Multi-Unit Residential (RM-3). The purpose of the RM-3 zone is to provide for mid- to high-
rise, very high density (forty-nine to seventy-five dwelling units per acre) multiple family residential.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.21.020 Allowed land uses and permit requirements. 

A. Residential Land Uses.  

1. Table 18.21.020 identifies the uses of land allowed in each residential zone.  

2. Table 18.21.020 does not apply to the RS-4 zone. See Appendix A, Land Use Table, within the Westside 
Specific Plan for the list of permitted uses in the RS-4 zone.  

3. Within the RS-4 zone, existing multi-family and duplexes may continue as a permitted use. Existing 
churches and religious services may continue as a permitted use whereas new churches and religious 
facilities and expansions to existing churches and religious facilities are permitted pursuant to approval 
of a conditional use permit. Parks and open space are permitted uses.  

TABLE 18.21.020 
Allowed Land Uses 
Residential Zones 

Land Use  Permit Required By District  Specific Use  
Regulations  RS-

1  
RS-
2  

RS-
3  

RM-
1  

RM-
2  

RM-
3  

Accessory structure 
(incidental to primary use 
and not a second unit)  

P  P  P  P  P  P   

Animal husbandry  C  —  —  —  —  —  Section 8.32 

Bed and breakfast inn 
(B&B)  

C  C  C  C  C  C  Section 18.30.290 

Family day care home, 
small  

P  P  P  P  P  P  Section 18.30.080 

Family day care home, 
large  

P  P  P  P  P  P  Section 18.30.080 

Convalescent 
services/hospice (in home 
care only)  

P  P  P  P  P  P   

Dormitory (Accessory to a 
school)  

—  —  —  —  C  C   
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Dwelling unit, single 
detached  

P  P  P  P  P  P   

Dwelling unit, single 
attached  

—  —  P  P  P  P   

Dwelling unit, multiple  —  —  P  P  P  P   

Home occupation  
(accessory use)  

P  P  P  P  P  P  Section 18.12.090 

Neighborhood corner 
store  

M  M  M  M  M  M  Section 18.30.260 

Open space reserves  P  P  P  P  P  P   

Parks, passive recreation  P  P  P  P  P  P   

Parks, active recreation  C  C  C  P  P  P   

Plant nursery  C  —  —  —  —  —   

Public assembly  C  C  C  C  C  C   

Public safety facility  C  C  C  C  C  C   

Rectory (accessory to 
religious facility)  

C  C  C  C  C  C   

Renewable energy  
infrastructure (accessory)  

P  P  P  P  P  P  Section 
18.30.210/18.30.300; 
California Building 
Code  

Rooming or boarding 
house (accessory)  

C  C  C  C  C  C   

Second unit (accessory)  P  P  P  P  P  P   

Transitional / supportive 
housing  

C C  P  P  P  P   

Utility facilities, minor  P  P  P  P  P  P   

Utility facilities, major  C  C  C  C  C  C   

Urban agriculture  P  P  P  P  P  P  Section 18.30.240 

P Permitted  
C Conditional use permit  
M Minor use permit (ministerial)  
— Not permitted  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2019-2464, § 2, 11-5-2019) 
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18.21.030 Accessory uses. 

A. Home Occupations. A home occupation permit granted by the planning division pursuant to Section 
18.12.090 (Home Occupation Permits) shall be required. The home occupation shall comply with the 
provisions included within the definition as provided in the glossary.  

B. Roomers and Boarders. In a dwelling unit occupied as a private residence, one or two rooms may be rented 
and table board provided for a maximum of two paying guests in all residential zones. Renting to more than 
two paying guests in a private residence is considered a rooming or boarding house and is subject to 
approval of a conditional use permit.  

C. Limitations on Accessory Uses and Structures.  

1. Accessory uses and structures are prohibited without a permissible main building.  

2. Each accessory structure is allowed no more than one half bath unless it has been converted into an 
accessory dwelling unit as stipulated in Section 18.30.380.  

D. Recreational Facilities. Recreational facilities serving a multi-unit residential development may be permitted. 
Typical facilities include:  

1. Swimming pools, gymnasiums/fitness centers, and hut tubs/spas;  

2. Tennis, badminton, volleyball, croquet, and similar courts;  

3. Playgrounds, sitting areas, and picnic/barbeque areas.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.21.040 General development standards. 

Development standards for residential zones are set forth in Table 18.21.040.  

Table 18.21.040 
Development Standards 

Residential Zones 

Development Requirement By Zoning District 

RS-1 RS-2 RS-3 RS-4 RM-1 RM-2 RM-3 

Minimum setbacks, Primary structure  

Front  20'  20'  15'  10'/  
15(a)  

15'  10'  10'  

Side—Interior  5'  5'  5'  3/0(b)  5'  5'  5'  

Side—Exterior  10'  10'  5'  10'(a)  5'  5'  10'  

Rear  25'  25'  10'  15'  5'  5'  5'  

Minimum setbacks, Accessory structure  

Front  20'  20'  15'  10/  
15'(c)  

15'  10'  10'  

Side—Interior  5'  5'  5'  3'  5'  5'  5'  

Side—Corner  5'  5'  5'  10'  5'  5'  5'  
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Development Requirement By Zoning District 

RS-1 RS-2 RS-3 RS-4 RM-1 RM-2 RM-3 

Rear  5'  5'  5'  3'  5'  5'  5'  

Detached building 
separation  

5'  5'  5'  6'  5'  5'  5'  

Number of detached 
buildings  

3 per 
full 
5,000 
ft2 of 
lot 
area  

3 per 
full 
5,000 
ft2 of 
lot 
area  

3 per 
full 
5,000 
ft2 of 
lot 
area  

3     

Minimum lot area  10,000  
SF  

5,000  
SF  

5,000  
SF  

2,500  
SF  

5,000  
SF  

5,000  
SF  

5,000  
SF  

Minimum separation 
of primary structures 

  10 feet 
if side-
by-
side; 
15 feet 
if 
front-
to-
back 

 10 feet 
if side-
by-
side; 
15 feet 
if 
front-
to-
back 

10 feet 
if side-
by-
side; 
15 feet 
if 
front-
to-
back 

10 feet 
if side-
by-
side; 
15 feet 
if 
front-
to-
back 

Minimum street 
frontage  
(Standard)  

60'  50'  50'  25'  50'  50'  50'  

Minimum street 
frontage  
(lots on the bulb of a 
cul-de-sac)  

36'  36'  36'  15'  36'  36'  36'  

Maximum density  One 
du per 
lot  

One 
du per 
lot  

One 
du per 
2,900 
SF of 
lot 
area  

One 
du for 
each 
2,500 
SF of 
lot 
area  

One 
du per 
1,900 
SF of 
lot 
area  

One 
du per 
900 SF 
of lot 
area  

One 
du per 
580 SF 
of lot 
area  

Minimum usable 
open space  

N/A  N/A  N/A  N/A  See Section 18.41.040 

Maximum lot 
coverage  

75%  75%  75%  N/A  75%  75%  75%  
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Development Requirement By Zoning District 

RS-1 RS-2 RS-3 RS-4 RM-1 RM-2 RM-3 

Maximum height,  
primary structure  

35'  35'  35'  35'  45'  65'  95'  

Maximum stories,  
primary structure  

2  2  3  3  4  6  9  

Maximum height, 
accessory structure  

35'  35'  35'  35'  45'  65'  95'  

Shall not exceed the 
number of stories or 
height of the primary 
structure.  

Shall not exceed the 
allowed maximum height 
of accessory structures in 
adjacent zone within 100-
feet of the adjacent zone.  

Maximum area 
(total), accessory 
structures—
Excluding up to 400 
SF of covered 
parking and area 
dedicated to an ADU 

10% of 
lot size 
(d)  

10% of 
lot size 
(d)  

10% of 
lot size 
(d)  

None  None  None  None  

 

Notes:  

(a) Stoops and porches may extend into the front yard up to the front property line or in the case of a corner 
parcel, to the side property line. Garages shall maintain a fifteen-foot front yard setback.  

(b) A zero foot minimum side yard, for one side yard on the parcel, is permitted provided that there is a six-foot 
separation to the adjacent residential structure and that there is a minimum three-foot side yard setback on the 
opposite side.  

(c) Except for stoops and porches, accessory structures shall not be located in the front yard setback. Porches or 
stoops should be at least six feet deep.  

(d) No single accessory structure shall have a footprint greater than that of half of the primary structure excluding 
area dedicated to an ADU.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2017-2438, § 2, 10-3-2017) 

Chapter 18.22 COMMERCIAL ZONES 

18.22.010 Purpose. 

A. Purposes. The general purposes of commercial zones are to:  

1. Provide areas in which business may be conducted, goods sold and distributed, public and private 
services rendered, and such other activities provided which are related to the function of commercial 
development;  

2. Ensure compatibility of the various commercial areas with adjacent land uses;  
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3. Implement the General Plan by concentrating the locations of intensive commercial uses.  

B. Commercial Automotive (CA). The purpose of the commercial automotive (CA) zone is to provide for 
automobile and truck sales and services and sales and services that support such uses. Uses may also include 
alternative fuel vehicle sales, services and related supplies, and rental car facilities.  

C. Limited Commercial (CL). The purposes of the limited commercial (CL) zone are to:  

1. Provide for small scale, limited convenience retail shopping facilities at the neighborhood level, 
typically including food and convenience stores, small retail and service shops, professional offices, and 
artisan activities such as studios, galleries, production space, and small performance venues. The sale 
of all merchandise shall be retail only.  

2. Ensure that the character of the CL zone will be compatible with and will complement the surrounding 
residential area.  

D. Service Commercial (CS). The purpose of the service commercial (CS) zone is to provide for intensive 
commercial activities; specialized service establishments; wholesaling, and distribution uses that operate in a 
clean and quiet manner; and supporting and complimentary uses.  

E.  Tourist Commercial (CT). The purpose of the CT zone is to provide areas catering specifically to the needs of 

automobile-oriented trade, such as transient accommodations and services, certain specialized retail outlets, 

commercial amusement enterprises and compatible residential development. 

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.22.020 Allowed land uses and permit requirements. 

Table 18.22.020 identifies the uses of land allowed in each commercial zone. This table does not apply to the 
CL zone. For a list of allowable uses in the CL zone, please refer to Appendix A of the Westside Specific Plan.  

TABLE 18.22.020 
Allowed Land Uses 
Commercial Zones 

Land Use  Zone  Specific Use  
Regulations  CA  CS  

Auto towing dispatch (accessory to service station)   P   

Alcohol, sales for off-site consumption (accessory to retail 
sales)  

 C  Section  
18.30.050 

Alcohol, sales for on-site consumption (accessory to eating 
place)  

 C  Section  
18.30.050 

Car wash, automatic and full service   P   

Car wash, manual   C   

Civic, fraternal, community, and cultural facilities   C   

Commercial recreation, indoor   C   

Commercial recreation, outdoor   C   

Convenience store (accessory to service station)   M  Section  
18.30.190 

Eating place, dine-in (accessory)   P   

Eating place, dine-in   P   

Eating place, drive-thru/take-out   C   
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Games of skill or amusement, maximum of four machines 
(accessory)  

 P   

Gasoline service station   C  Section  
18.30.190 

Goods and services, retail   P   

New automobile and truck sales, leasing, and rentals  P    

Offices   P   

Off-street parking and loading facilities (accessory)   P   

Open space reserves   P   

Parking garage   P   

Pawn shops   C  Section  
18.30.330 

Payday lenders   C  Section  
18.30.320 

Public assembly   C   

Public safety facilities   P   

Research and development   P   

Recycling facility, small (accessory)   P  Section  
18.30.170 

Recycling facility, mobile   C  Section  
18.30.170 

Renewable energy infrastructure (accessory)   P  Section  
18.30.210/  
18.30.300;  
CBC  

Sale of vehicle parts and accessories when provided by new 
vehicle dealership on contiguous property  

P    

Sale or rental of campers, camper trailers, vacation trailers, 
self-propelled mobile homes, boats, and other sporting and 
pleasure equipment which is substantial in size. This activity 
must be incidental to the principal activity of the automobile 
and/or truck dealership  

P    

Service and repair of trucks and automobiles when provided 
by new vehicle dealer on contiguous property  

P    

Storage building (accessory)   P   

Tattoo parlors and body piercing establishments   C  Section  
18.30.310 

Telecommunications facilities   C  Section  
18.30.220 

Used auto and truck sales when part of a new vehicle 
dealership and located on contiguous land  

P    

Utility facilities, minor   P   

Utility facilities, major   C   

Vehicle body and paint shop   C  Section  
18.30.060 

Vehicle, outdoor storage (a)   C  Section  
18.30.160 

Vehicle parts and accessories sales   P   

Vehicle, repair or service (minimum 7,500 square foot lot)   P   
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Vending machines (accessory)   P  Section  
18.30.150(E)  

Warehouse and distribution facility   P   

Wrecked vehicle storage, maximum 60 days (accessory)   P   

P Permitted  
C Conditional use permit  
M Minor use permit  
— Not permitted  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.22.030 Accessory uses. 

A. Commercial Uses in Hotels and Motels. Accessory uses and services incidental to the principal use may be 
permitted; and accessory businesses intended for the convenience or necessity of the guests of the principal 
use, including bars, cafes, restaurants, lunchrooms, coffee shops, gift shops, florists, barbershops, beauty 
shops, news and tobacco shops, travel and car rental agencies, business centers, valet service (agency for 
laundering, cleaning, and pressing of clothing), letting of space for professional offices, operated in 
conjunction with the uses permitted in this section and not as a separate enterprise, and located on the 
same premises may be permitted, provided there shall be no entrance to such accessory uses except from 
the lobby or the interior of a principal building or buildings or patio.  

B. Storage Buildings and Garages. Storage buildings and garages incidental to principal uses on the same 
premises are permitted.  

C. Sale of Gasoline. The sale of gasoline may be permitted as an accessory use in any zone where gasoline 
service stations are permitted, subject to the issuance of a conditional use permit.  

D. Auctions. Auctions, in conjunction with used furniture or antique sales, may be permitted subject to the 
issuance of a conditional use permit.  

E. Games of Skill or Amusement.  

1. In the commercial and mixed-use zones, games of skill or amusement, as an incidental or accessory 
use, shall be limited to four machines per establishment, two of which may be multiple-player 
machines.  

2. Bowling alleys shall be limited to thirty games of skill or amusement as an incidental use. All such 
machines shall be located in the main concourse of the facility within the line-of-sight of a supervising 
adult employed by the business proprietor, whom shall be continuously present at all times that 
machines are being used.  

3. The use of games of skill or amusement as an incidental or accessory use may be permitted within an 
existing establishment only if a conditional use permit is granted.  

4. Limitations on location of games of skill and amusement.  

a. No games of skill and amusement accessible for use by minors shall be maintained, operated, 
conducted or used, nor kept for such purposes, in or on the premises of any establishment whose 
primary business is the sale of alcoholic beverages. This shall not prohibit the operation of 
amusement machines in a bona fide establishment with an on-sale liquor license or restaurants 
which are not licensed to sell alcoholic beverages.  
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b. No games of skill and amusement shall be maintained, operated, conducted or uses, nor kept for 
such purposes, within any place which is closer than three hundred feet from any public or 
private school which conducts classes for any grades from kindergarten to twelfth grade.  

F. Catering Services. Catering services for retail food preparation and party supplies may be permitted; 
provided said use is conducted in conjunction with a permitted restaurant, retail store, or commercial office; 
and further provided that the wholesaling or warehousing of merchandise does not occur in the operation of 
the catering business.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.22.040 General development standards. 

Development standards for commercial zones are set forth in Table 18.22.040. Refer to the Westside Specific 
Plan for additional requirements in the CL zone.  

TABLE 18.22.040 
Development Standards 

Commercial Zones 

Development Standard  Zone  

CA  CL  CS  

Minimum lot area  15,000 SF  5,000 SF  5,000 SF (b)(c)  

Minimum street frontage  50'  50'  50' (d)  

Minimum setbacks   

Front  0'  10'  0'  

Side, interior  0'  0'/10'(e)  0'  

Side, exterior  0'  10'  0'  

Rear  0'  5'  0'  

When adjacent to a residential zone  >20 feet from  
adjacent zone  
boundary  

N/A  20 feet from  
adjacent zone  
boundary  

Maximum height/stories  50' and 3 stories  50' and 3 stories  50' and 3 stories  

When adjacent to residential zone  Shall not exceed the 
allowed maximum 
height in the 
adjacent zone 
within 100-feet of 
the adjacent zone  

N/A  Shall not exceed the 
allowed maximum 
height in the 
adjacent zone 
within 100-feet of 
the adjacent zone  

Maximum floor area ratio  1.5  0.6  1.5  

Lot coverage  80%  N/A  80%  

 

Notes:  

(b) Automobile service stations shall have a minimum lot area of fifteen thousand square feet.  

(c) Automobile and truck repair facilities shall have a minimum lot area of seven thousand five hundred square 
feet.  

(d) Automobile service stations shall have a minimum street frontage of one hundred feet.  

(e) Ten feet if adjacent to an existing single-family or multi-family development without commercial/office uses.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.22.050 Uses to be conducted in enclosed buildings. 

All uses shall be conducted in enclosed buildings; provided, however, that businesses such as auto and truck 
dealers, landscape nurseries, gas stations, sidewalk cafes/outdoor dining, and similar uses that customarily include 
outdoor use, may be permitted outside of a completely enclosed building. This section shall not restrict incidental 
loading, parking, property maintenance, or special promotions as provided by this title.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.23 WESTSIDE MIXED-USE ZONES 

18.23.010 Purpose. 

The purpose of the MCR-1 and MCR-2 zones is to 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.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.23.020 Allowed land uses and permit requirements. 

The uses permitted in the MCR-1 and MCR-2 zones are listed in Appendix A of the Westside Specific Plan.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.23.030 General development standards. 

The development standards for the MCR-1 and MCR-2 zones are identified in Table 18.23.030. Refer to the 
Westside Specific Plan for additional requirements in the MCR-1 and MCR-2 zones.  

TABLE 18.23.030 
Development Standards 

MCR-1 AND MCR-2 Zones 

Development Standard  Zone  

MCR-1  MCR-2  

Minimum setbacks    

 Front  10'  10'  

 Side, interior  0'/10'(a)  0'/10'(a)  

 Side, exterior  10'  10'  

 Rear  5'  5'  

Minimum distance between buildings  0'/10'(a)  0'/10'(a)  

Minimum density  24 du/acre  24 du/acre  

Maximum density  24 du/acre  45/60 du/acre (b)  

Minimum dwelling unit size  600 SF  600 SF  

Maximum height/stories  3 stories and 50'  5 stories and 65'  

Common usable open space (c)  300 SF/du  300 SF/du  

Private usable open space (c)  75 SF/du  75 SF/du  

Maximum floor area ratio  0.6  0.6  

 

Notes:  
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(a) Ten feet if adjacent to single-family or multi-family development without commercial/office uses  

(b) Maximum density if forty-five dwelling units per acre in the MCR-2 civic center drive district and sixty dwelling 
units per acre in the MCR-2 transit oriented development district.  

(c) Required for each unit over three units.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.24 MIXED-USE CORRIDOR AND DISTRICT ZONES 

18.24.010 Purpose. 

The purpose of the mixed-use corridor and district zones is to create vibrant, mixed-use places that support a 
dynamic economy, affordable housing and environmental sustainability along major roadways. The mixed-use 
zones establish standards relating to building form and placement, building frontages, land use, parking, civic 
spaces, and streets. These standards are intended to create transit-oriented development with high quality 
architecture, pedestrian-oriented streets, a variety of housing options, accessible civic spaces, and a fine-grained 
mixture of land uses and activities. These standards differ from conventional zones by de-emphasizing land use 
regulations and instead focusing on physical form and building design. The mixed-use corridor and district zones 
implement policies relating to neighborhood design in the Land Use and Community Character Element of the 
National City General Plan.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.24.020 Mixed-use zones. 

A. Mixed-Use Corridor, Minor (MXC-1). The MXC-1 zone supports the creation of mixed-use corridors at a scale 
compatible with adjacent single-family residential neighborhoods. Development in the zone is intended to 
create a pedestrian-oriented development that enhances the quality of life within the corridor and for 
adjacent residential neighborhoods. Buildings in the zone are built at or near front property lines to create a 
well-defined public realm. Parking areas are de-emphasized by being located adjacent to or behind buildings. 
Multi-family residential and mixed-use buildings provide a diversity of housing choices for existing and new 
residents. Commercial uses provide goods and services for residents and jobs for the community.  

B. Mixed-Use Corridor, Major (MXC-2). 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. Buildings in the zone are built to the property lines to create a clearly 
defined street edge with building frontages that are active and inviting for pedestrians. Residents in mixed-
use buildings with housing above retail support commercial establishments within the corridor. High quality 
architectural design and a distinctive sense of place make the zone an attractive destination to work, shop, 
and play for residents and visitors.  

C. Mixed-Use District, Minor (MXD-1). The MXD-1 zone supports the creation of mixed-use districts at a scale 
compatible with adjacent single-family residential neighborhoods. New development within the zone may be 
oriented towards an existing public street or a new street or civic space within the development site. 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. New streets established in the zone support a pedestrian-oriented 
environment and accommodate all modes of transportation. New civic spaces required for large 
redevelopment projects create a lively focal point within the district that functions as a gathering place for 
residents and workers within the district.  

D. Mixed-Use District, Major (MXD-2). 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 
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neighborhoods for residents, workers, and visitors. Housing, employment, retail, and recreational uses 
located within close proximity to one another will reduce dependence on the automobile. Urban-scale 
development will contribute to a lively, dynamic, and unique sense of place. Streets established in the zone 
support a pedestrian-oriented environment and accommodate all modes of transportation. New civic spaces 
required for large redevelopment projects will reinforce the urban design character of the district and 
provide a gathering place for residents, workers, and visitors.  

F. Mixed-Use Transition (MXT). The MXT zone supports the creation of transitional mixed-use areas between 
single-family residential neighborhoods and retail and commercial districts and corridors. Development in 
this zone is intended to facilitate an integrated pattern of uses and activities that complement and enhance 
the quality of life of the adjacent residential neighborhoods. Buildings in the zone are built at or near front 
property lines to create a well-defined public realm. Parking areas are de-emphasized by being located 
adjacent to or behind buildings. Multi-family residential and mixed-use buildings provide a diversity of 
housing choices for existing and new residents. Commercial uses provide goods and services for residents 
and jobs for the community. 

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.24.030 General provisions. 

The requirements of this chapter (Mixed-Use Corridor and District Zones) take precedence over the 
regulations found elsewhere in Title 18. In the event of a conflict between this chapter and another portion of the 
Land Use Code, the provisions of this chapter shall govern.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.24.040 Building form and placement. 

A. Purpose. This section establishes standards for building form and placement, including building height, bulk, 
mass, and parking placement within the mixed-use corridor and district zones.  

B. Intent. The intent of these standards is to ensure excellence in site planning and building design in order to 
create a vibrant and well-defined public realm that is pedestrian-friendly and supportive of a sustainable 
way-of-life. The images below illustrate the intent of these standards.  

[C.] Mixed-Use Transit Corridor, Minor (MXC-1). Development in the MXC-1 zone shall comply with the standards 
in Table 18.24.040A (MXC-1 Zone Building Form and Placement).  

TABLE 18.24.040A 
MXC-1 Zone Building Form and Placement 

Development Standard  Minimum  Maximum  

Street wall  75%  100%  

Building setbacks    

 Street  0'  15' - 1st and 2nd story  
None - 3rd story  

 Other  0'  None  

 Other, adjacent to residential zone  Same as the equivalent 
setback in the adjacent  
residential zone  

None  

Building stepbacks    
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3rd story stepback from 2nd story street wall  8'  None  

3rd story stepback from 2nd story walls adjacent to RS 
zone  

15'  None  

Building volume    

Height  None  50' and 3 stories  

Height, adjacent to residential zone  None  Same as adjacent zone 
(within 50 feet)  

Floor area ratio, mixed-use (a)  None  2.0  

Floor area ratio, single-use  None  1.0  

Lot area (lots on the bulb of a cul-de-sac) 5,000 SF  

Lot street frontage  
(lots on the bulb of a cul-de-sac) 

50’/36’  

Residential density (net rights-of-way)  None  48 du/acre  

Parking setback adjacent to street (b)  40'  None  

 

Notes:  

(a) Mixed use shall be defined as both vertical mixed use (e.g., residential or office above ground floor 
commercial) and horizontal mixed use (e.g., residential and commercial uses in separate buildings located on a 
single parcel or site). A mixed use development that is primarily residential shall contain a minimum of ten percent 
commercial floor area. A mixed use development that is primarily commercial shall contain a minimum twenty 
percent residential floor area.  

(b) Does not apply when parking is not visible from any point six feet above finish grade along property lines 
adjacent to public rights-of-way.  

 

Building Setback Standards in the MXC-1 Zone 
 

 

 

Building Volume Standards in the MXC-1 Zone 
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Parking Setback Standards in the MXC-1 Zone 
 

 

 

[D.] Mixed-Use Corridor, Major (MXC-2) Standards. Development in the MXC-2 zone shall comply with the 
standards in Table 18.24.040B (MXC-2 Zone Building Form and Placement).  

TABLE 18.24.040B 
MXC-2 Zone Building Form and Placement 

Development Standard  Minimum  Maximum  

Street wall  75%  100%  

Building setbacks    

 Street  0'  10' - 1st and 2nd story  
None - 3rd story  

 Other  0'  None  

 Other, adjacent to residential zone  Same as adjacent  
residential zone  

None  

Building stepbacks    

5th story stepback from 4th story street wall  8'  None  

3rd, 4th, and 5th story stepback from 2nd story walls 
adjacent to RS zone  

15'  None  

Building volume    

Height  None  65' and 5 stories  

Height, adjacent to residential zone  None  Same as adjacent zone 
(within 50 feet)  

Floor area ratio, mixed use (a)  None  3.5  
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Floor area ratio, single use  None  2.5  

Residential density (net rights-of-way)  None  75 du/acre  

Parking setback adjacent to street (b)  40'  None  

 

Notes:  

(a) Mixed use shall be defined as both vertical mixed use (e.g., residential or office above ground floor 
commercial) and horizontal mixed use (e.g., residential and commercial uses in separate buildings located on a 
single parcel or site). A mixed use development that is primarily residential shall contain a minimum of ten percent 
commercial floor area. A mixed use development that is primarily commercial shall contain a minimum twenty 
percent residential floor area.  

(b) Does not apply when parking is not visible from any point six feet above finish grade along property lines 
adjacent to public rights-of-way.  

 

Building Setback Standards in the MXC-2 Zone 
 

 

 

Building Volume Standards in the MXC-2 Zone 
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Parking Setback Standards in the MXC-2 Zone 
 

 

[E.] Mixed-Use Transition (MXT). Development in the MXT zone shall comply with the standards in Table 
18.24.040C (MXT Zone Building Form and Placement).  

TABLE 18.24.040C 
MXT Zone Building Form and Placement 

Development Standard  Minimum  Maximum  

Street wall  75%  100%  

Building setbacks    

 Street  0'  15' - 1st and 2nd story  
None - 3rd story  

 Other  0'  None  

 Other, adjacent to residential zone  Same as the equivalent 
setback in the adjacent  
residential zone  

None  

Building stepbacks    

3rd story stepback from 2nd story street wall  8'  None  

3rd story stepback from 2nd story walls adjacent to RS 
zone  

15'  None  

Building volume    

Height  None  45' and 4 stories  

Height, adjacent to residential zone  None  Same as adjacent zone 
(within 45 feet)  

Floor area ratio, mixed-use (a)  None  2.0  

Floor area ratio, single-use  None  1.0  

Lot area (lots on the bulb of a cul-de-sac) 5,000 SF  

Lot street frontage  
(lots on the bulb of a cul-de-sac) 

50’/36’  

Residential density (net rights-of-way)  None  24 du/acre  

Parking setback adjacent to street (b)  40'  None  

 

Notes:  

(a) Mixed use shall be defined as both vertical mixed use (e.g., residential or office above ground floor 
commercial) and horizontal mixed use (e.g., residential and commercial uses in separate buildings located on a 
single parcel or site). A mixed use development that is primarily residential shall contain a minimum of ten percent 
commercial floor area. A mixed use development that is primarily commercial shall contain a minimum twenty 
percent residential floor area.  
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(b) Does not apply when parking is not visible from any point six feet above finish grade along property lines 
adjacent to public rights-of-way.  

Building Setback Standards in the MXT Zone 
 

 

 

Building Volume Standards in the MXT Zones 
 

 

 

Parking Setback Standards in the MXT Zone 
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[F.] Mixed-Use District (MXD-1) Standards. Development in the MXD-1 zone shall comply with the standards in 
Table 18.24.040D (MXD-1 Zone Building Form and Placement).  

 

TABLE 18.24.040D 
MXD-1 Zone Building Form and Placement 

Development Standard  Minimum  Maximum  

Street wall  75%  100%  

Building setbacks    

 Street  0'  15' - 1st and 2nd story  
None - 3rd story  

 Other  0'  None  

 Other, adjacent to residential zone  Same as adjacent  
residential zone  

None  

Building stepbacks    

3rd story stepback from 2nd story street wall  8'  None  

3rd story stepback from 2nd story walls adjacent to RS 
zone  

15'  None  

Building volume    

Height  None  50' and 3 stories  

Height, adjacent to a residential zone  None  Same as adjacent zone 
(within 50 feet)  

Floor area ratio, mixed use (a)  None  2.0  

Floor area ratio, single use  None  1.0  

Residential density  None  48 du/acre  

Parking setback adjacent to street (b)  40'  None  

 

Notes:  

(a) Mixed use shall be defined as both vertical mixed use (e.g., residential or office above ground floor 
commercial) and horizontal mixed use (e.g., residential and commercial uses in separate buildings located on a 
single parcel or site). A mixed use development that is primarily residential shall contain a minimum of ten percent 
commercial floor area. A mixed use development that is primarily commercial shall contain a minimum twenty 
percent residential floor area.  

(b) Does not apply when parking is not visible from any point six feet above finish grade along property lines 
adjacent to public rights-of-way.  

 

Building Setback Standards in the MXD-1 Zone 
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Building Volume Standards in the MXD-1 Zone 
 

 

 

Parking Setback Standards in the MXD-1 Zone 
 

 

[G.] Mixed-Use District, Major (MXD-2) Standards. Development in the MXD-2 zone shall comply with the 
standards in Table 18.24.040E (MXD-2 Zone Building Form and Placement).  

TABLE 18.24.040E 
MXD-2 Zone Building Form and Placement 

Development Standard  Minimum  Maximum  

Street wall  75%  100%  

Building setbacks    
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 Street  0'  10' - 1st and 2nd story  
None - 3rd story  

 Other  0'  None  

 Other, adjacent to residential zone  Same as adjacent  
residential zone  

None  

Building stepbacks    

5th story stepback from 4th story street wall  8'  None  

3rd, 4th, and 5th story stepback from 2nd story walls 
adjacent to RS zone  

15'  None  

Building volume    

Height  None  65' and 5 stories  

Height, adjacent to residential zone  None  Same as adjacent zone 
(within 50 feet)  

Floor area ratio, mixed use (a)  None  3.5  

Floor area ratio, single use  None  2.5  

Residential density (net rights-of-way)  None  75 du/acre  

Parking setback adjacent to street (b)  40'  None  

 

Notes:  

(a) Mixed use shall be defined as both vertical mixed use (e.g., residential or office above ground floor 
commercial) and horizontal mixed use (e.g., residential and commercial uses in separate buildings located on a 
single parcel or site). A mixed use development that is primarily residential shall contain a minimum of ten percent 
commercial floor area. A mixed use development that is primarily commercial shall contain a minimum twenty 
percent residential floor area.  

(b) Does not apply when parking is not visible from any point six feet above finish grade along property lines 
adjacent to public rights-of-way.  

 

Building Setback Standards in the MXD-2 Zone 
 

 

 

Building Volume Standards in the MXD-2 Zone 
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Parking Setback Standards in the MXD-2 Zone 
 

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.24.050 Allowed land uses and permit requirements. 

A. Purpose. This section identifies permitted uses within the mixed-use zones.  

B. Permitted Land Uses. Land uses permitted in the mixed-use zones shall be as specified in Table 18.24.050 
(Allowed Land Uses - Mixed-Use Zones).  

TABLE 18.24.050 
Allowed Land Uses 
Mixed-Use Zones 

Land Use  Permit Required by Zone  Specific Use  
Regulations  MXC-1 

(a)  
MXC-2  MXD-1  MXD-2  MXT 

Alcohol, sales for off-site 
consumption (accessory 
to retail sales)  

C  C  C  C  C Section  
18.30.050 
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Alcohol, sales for on-site 
consumption (accessory 
to eating places)  

C  C  C  C  C Section  
18.30.050 

Animal boarding/kennel, 
small (setback 150 feet 
from single-family 
residential zones)  

C  C  C  C  C  

Adult day health care  C  C  C  C  C  

Bar/nightclub  C  C  C  C  C Section  
18.30.050 

Bed and breakfast inn 
(B&B)  

C  C  C  C  C  

Breweries, small  P  P  P  P  P  

Brewery tasting room  P  P  P  P  P Section  
18.30.050/  
City Council Policy 
707  

Car wash, automatic and 
full service  

P  P  P  P  P  

Car wash, manual  C  C  C  C  C  

Civic, fraternal, 
community, and cultural 
facilities  

P  P  P  P  P  

Commercial recreation, 
indoor  

P  P  P  P  P  

Commercial recreation, 
outdoor  

M  M  M  M  M  

Convalescent / nursing 
home / hospice  

P  P  P  P  P  

Child day care center  M  M  M  M  M Section  
18.30.070 

Family day care home, 
small (accessory)  

P  P  P  P  P Section  
18.30.080 

Family day care home, 
large (accessory)  

M  M  M  M  M Section  
18.30.080 

Convenience store 
(accessory to gas service 
station)  

P  P  P  P  P Section  
18.30.190 
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Dormitory (accessory to 
school)  

C  C  C  C  C  

Dwelling unit, single 
detached (b)  

P  P  P  P  P  

Dwelling unit, single 
attached (b)  

P  P  P  P  P  

Dwelling unit, multiple 
(b)  

P  P  P  P  P  

Eating places, dine in  P  P  P  P  P  

Eating places, drive-
through/take-out  

C  C  C  C  C  

Farmer's market  C  C  C  C  C  

Gasoline service station  C  C  C  C  C Section  
18.30.190 

Goods and services, retail  P  P  P  P  P  

Guidance/social 
assistance services  

C  C  C  C  C  

Heliport/helistop 
(accessory)  

—  —  C  C  —  

Home occupation 
(accessory)  

P  P  P  P  P  

Hospital  —  —  C  C  —  

Hotel, motel, and related  
services  

P  P  P  P  P Section  
18.30.270 

Low Barrier Navigation 
Center 

P P P P P Section 18.30.400 

Maintenance yards  C  C  C  C  C  

Medical offices/clinics 
and laboratories  

P  P  P  P  P  

Offices  P  P  P  P  P  

Open space reserves  P  P  P  P  P  

Parking garage  P  P  P  P  P  

Parks (passive and active  
recreation)  

P  P  P  P  P  

Pawn shops  C  C  C  C  C Section  
18.30.330 

Payday lenders  C  C  C  C  C Section  
18.30.320 
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Private/public 
educational  
institutions, schools  

C  C  C  C  C  

Public assembly  C  C  C  C  C  

Public safety facilities  P  P  P  P  P  

Rectory (accessory to 
religious facility)  

P  P  P  P  P  

Recycling facility,  
small (accessory)  

P  P  P  P  P Section  
18.30.170 

Recycling facility, mobile  C  C  C  C  C Section  
18.30.170 

Renewable energy 
infrastructure (accessory)  

P  P  P  P  P Section  
18.30.210/18.30.300;  
California Building 
Code  

Sidewalk café (accessory)  P  P  P  P  P Section  
18.30.200 

Storage building 
(accessory)  

P  P  P  P  P  

Tattoo parlors and body  
piercing establishments  

C  C  C  C  C Section  
18.30.310 

Telecommunication 
facilities, commercial  

C  C  C  C  C Section  
18.30.220 

Tobacco specialty 
businesses  

—  —  C  C  — Section  
18.30.230 

Transitional/supportive  
housing (b)  

P  P  P  P  P  

Urban agriculture  P  P  P  P  P Section  
18.30.240 

Utility facilities, minor  P  P  P  P  P  

Utility facilities, major  C  C  C  C  C  

Vending machines 
(accessory)  

P  P  P  P  P Section  
18.30.150(E)  

Veterinary 
clinics/hospitals  

C  C  C  C  C Section  
18.30.250 

Winery tasting room  P  P  P  P  P Section  
18.30.050/  
City Council Policy 
707  
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 P Permitted  
C Conditional use permit  
M Minor use permit (ministerial)  
— Not permitted  

 

Notes:  

(a) Visitor serving, tourist commercial, and recreational uses are prioritized in the coastal zone.  

(b) Residential uses are not permitted in the coastal zone west of I-5.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2015-2407, § 2, 11-3-2015; Ord. No. 2017-2444, § 2, 12-19-2017; 
Ord. No. 2018-2448, § II, 7-17-2018; Ord. No. 2018-2451, § 2, 11-20-2018) 

18.24.060 Accessory uses. 

A. Commercial Uses in Hotels and Motels. Accessory uses and services incidental to the principal use may be 
permitted; and accessory businesses intended for the convenience or necessity of the guests of the principal 
use, including bars, cafes, restaurants, lunchrooms, coffee shops, gift shops, florists, barbershops, beauty 
shops, news and tobacco shops, travel and car rental agencies, business centers, valet service (agency for 
laundering, cleaning, and pressing of clothing), letting of space for professional offices, operated in 
conjunction with the uses permitted in this section and not as a separate enterprise, and located on the 
same premises may be permitted, provided there shall be no entrance to such accessory uses except from 
the lobby or the interior of a principal building or buildings or patio.  

B. Storage Buildings and Garages. Storage buildings and garages incidental to principal uses on the same 
premises are permitted. Storage buildings and garages may be attached to or contain accessory dwelling 
units as stipulated in Section 18.30.380. 

C. Recreational Facilities. Recreational facilities serving the customer or patron of a principal use may be 
permitted. Typical facilities include:  

1. Swimming pools, gymnasiums/fitness centers, and hot tubs/spas;  

2. Tennis, badminton, volleyball, croquet, and similar courts;  

3. Playgrounds, sitting areas, and picnic/barbeque areas.  

D. Sale of Gasoline. The sale of gasoline may be permitted as an accessory use in any zone where gasoline 
service stations are permitted, subject to the issuance of a conditional use permit.  

E. Auctions. Auctions, in conjunction with used furniture or antique sales, may be permitted subject to the 
issuance of a conditional use permit.  

F. Games of Skill or Amusement.  

1. In the commercial and mixed-use zones, games of skill or amusement, as an incidental or accessory 
use, shall be limited to four machines per establishment, two of which may be multiple-player 
machines.  

2. Bowling alleys shall be limited to thirty games of skill or amusement as an incidental use. All such 
machines shall be located in the main concourse of the facility within the line-of-sight of a supervising 
adult employed by the business proprietor, whom shall be continuously present at all times that 
machines are being used.  
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3. The use of games of skill or amusement as an incidental or accessory use may be permitted within an 
existing establishment only if a conditional use permit is granted.  

4. Limitations on location of games of skill and amusement.  

a. No games of skill and amusement accessible for use by minors shall be maintained, operated, 
conducted or used, nor kept for such purposes, in or on the premises of any establishment whose 
primary business is the sale of alcoholic beverages. This shall not prohibit the operation of 
amusement machines in a bona fide establishment with an on-sale liquor license or restaurants 
which are not licensed to sell alcoholic beverages.  

b. No games of skill and amusement shall be maintained, operated, conducted or uses, nor kept for 
such purposes, within any place which is closer than three hundred feet from any public or 
private school which conducts classes for any grades from kindergarten to twelfth grade.  

G. Catering Services. Catering services for retail food preparation and party supplies may be permitted; 
provided said use is conducted in conjunction with a permitted restaurant, retail store, or commercial office; 
and further provided that the wholesaling or warehousing of merchandise does not occur in the operation of 
the catering business.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.24.070 Building frontage standards. 

A. Purpose. This section identifies permitted frontage types for each mixed-use zone and establishes design 
standards that apply to each frontage type.  

B. Frontage Types Defined. Frontage types refer to the design and function of street-facing wall building 
façades. Frontage types define the way a structure engages the street and provides a transition between the 
public and private realm.  

C. Permitted Frontage Types.  

1. MXC-1, MXC-2, and MXT Zones. Exterior building walls in the MXC-1 and MXC-2 zones facing a street 
shall feature a permitted frontage type as shown in Table 18.24.070 (Building Frontage Types).  

2. MXD-1 and MXD-2 Zones. Exterior building walls in the MXD-1 and MXD-2 zones facing a collector or 
arterial street shall feature a permitted frontage type as shown in Table 18.24.070 (Building Frontage 
Types). Within the MXD-1 and MXD-2 zones, frontage type requirements do not apply to building walls 
facing other types of streets.  

TABLE 18.24.070 
Building Frontage Types in Mixed-Use Zones 

 Mixed-Use Zones  

MXC-1,MXD-1, and MXT  MXC-2 and MXD-2  

Porch  P  See Note (a)  

Stoop  P  See Note (a)  

Lightcourt  P  See Note (a)  

Dooryard  P  See Note (a)  

Forecourt  P  See Note (a)  

Shopfront  P  P  

Gallery  -  P  

Arcade  -  P  

Lobby  -  P  
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Notes:  

(a) Permitted only for exterior building walls fronting one or more existing single-family home.  

D. Residential Transitions.  

1. Required Frontage Types. The portion of a building facing and located across a street from one or more 
detached single-family home shall feature either a porch or a stoop frontage type.  

2. Distinct Volumes. Frontages as required by subsection (1) above shall read as a series of distinct 
volumes, each no greater than fifty feet in width. Variation in building color, breaks in the horizontal 
plane, architectural detailing, and other similar methods may be used to comply with this requirement. 
Unarticulated facades are not permitted.  

E. Frontage Type Standards. Frontage types shall comply with the following standards.  

1. Porch.  

a. Porch Defined. A porch is a covered but unenclosed projection from the front wall of a structure 
generally surrounding the main entry to a dwelling unit.  

b. Dimensions. A porch shall comply with the following dimension standards:  

i. Depth: Eight feet minimum.  

ii. Width: Twelve feet minimum.  

iii. Height: Eight feet minimum from finished floor to ceiling.  

c. Maximum Elevation. The elevation of a porch floor shall not exceed four feet from adjacent 
grade.  

d. Maximum Fence Height. The height of a fence located at the front sidewalk shall not exceed 
forty-eight inches from adjacent grade.  

e. Open Sides Required. Full or partial enclosure of porches greater than forty-two inches in height 
is prohibited.  

 

Porch and Fence Standards: 
Section View 
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Porch and Fence Standards: Plan View 
 

 

2. Stoop.  

a. Stoop Defined. A stoop is an uncovered unenclosed elevated platform projecting from the front 
wall of a structure providing access to the ground level of a building.  

b. Dimensions. A stoop shall comply with the following dimension standards:  

i. Depth: Six feet minimum.  

ii. Width: Four feet minimum.  

c. Maximum Elevation. The elevation of a stoop floor shall not exceed six feet from adjacent grade.  

d. Maximum Fence, Handrail, or Wall Height. The height of a fence, handrail, or wall surrounding a 
stoop shall not exceed forty-two inches as measured from the stoop floor.  

e. Open Sides Required. Full or partial enclosure of stoops greater than forty-two inches in height is 
prohibited.  

 

Stoop Standards: Section View 
 

 

 

Stoop Standards: Plan View 
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3. Lightcourt.  

a. Lightcourt Defined. A lightcourt is a sunken front yard area that buffers residential uses from 
adjacent sidewalks.  

b. Maximum Depth. The lower level of a building accessed by a lightcourt shall be no more than six 
feet below adjacent grade.  

c. Maximum Stoop Elevation. The maximum elevation of the stoop portion of a lightcourt shall not 
exceed six feet from adjacent grade.  

 

Lightcourt Standards: Section View 
 

 

 

Lightcourt Standards: Plan View 
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4. Dooryard.  

a. Dooryard Defined. A dooryard is a garden or terrace in the front yard area elevated from the 
adjacent sidewalk.  

b. Maximum Garden or Terrace Elevation. The maximum elevation of an elevated garden or terrace 
shall be three feet from adjacent grade.  

c. Open Sides Required. Full enclosure of an elevated garden or terrace is prohibited.  

 

Dooryard Standards: Section View 
 

 

 

Dooryard Standards: Plan View 
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5. Forecourt.  

a. Forecourt Defined. A forecourt is an open area partially surrounded by building walls that opens 
to a public sidewalk.  

b. Minimum Dimensions. The area of a forecourt surrounded by building walls shall comply with the 
following dimension standards:  

i. Depth: Six feet minimum.  

ii. Width: Twenty feet minimum, fifty feet maximum.  

c. Maximum Elevation. The elevation of a forecourt floor shall not exceed six feet from adjacent 
grade.  

d. Minimum Transparency. The minimum area of a forecourt's street-facing walls consisting of 
transparent windows shall be forty percent for residential uses and sixty percent for commercial 
uses.  

 

Forecourt Standards: Section View 
 

 

 

Forecourt Standards: Plan View 
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6. Shopfront.  

a. Shopfront Defined. A shopfront is a building façade that consists primarily of transparent glass 
with access to a commercial space located at street level.  

b. Minimum Transparency, Ground Floor. A minimum of sixty-five percent of the street-facing walls 
of a ground floor shopfront shall consist of transparent windows or doors with views into the 
building  

c. Minimum Transparency, Upper Floors. A minimum of forty percent of the street-facing walls of 
upper floors shall consist of transparent windows or doors.  

d. Ground Floor Doors. A minimum of eighty percent of the area of any door providing access to 
ground floor commercial uses shall consist of transparent glass.  

e. Upper Floor Window Proportions. Façade openings and windows on upper stories shall be 
vertically proportioned, with a greater height than width. The height-width ratio of windows and 
openings shall be no less than 1.5:1.  

f. Ground and Upper Floor Windows. The percentage of building façade consisting of windows shall 
be greater on the ground floor than on upper floors.  

g. Awning and Canopy Dimensions. An awning or canopy attached to the exterior of a shopfront 
shall comply with the following dimension standards.  

i. Maximum projection from building wall: Eight feet, or two-thirds of the sidewalk width, 

whichever is greater.  

ii. Minimum eight feet clearance above sidewalk.  

h. Awning and Canopy Location. Awnings and canopies may be permitted along storefronts and 
doors only.  

i. Doors and Windows. Doors and windows shall not open or project into the public right-of-way.  

 

Shopfront Standards: Section View 
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Shopfront Standards: Plan View 
 

 

7. Gallery.  

a. Gallery Defined. A gallery is a storefront with a covered walkway supported by columns or arches 
that may project over a sidewalk or walkway.  

b. Minimum Transparency. A minimum of sixty percent of the primary frontage of a gallery shall 
consist of transparent windows or doors with views into the building.  

c. Minimum Dimensions. A gallery shall comply with the following minimum dimension standards:  

i. Minimum dimensions of twelve feet wide, six feet deep, and ten feet high.  

ii. Maximum three feet distance between curb face and edge of gallery column or arch.  

d. Doors and Windows. Doors and windows shall not open or project into the public right-of-way.  

 

Gallery Standards: Section View 
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Gallery Standards: Plan View 
 

 

8. Arcade.  

a. Arcade Defined. An arcade is a shopfront with a habitable upper story that projects over a 
sidewalk supported by columns or arches.  

b. Minimum Transparency, Ground Floor. A minimum of sixty percent of the street-facing ground 
floor frontage of an arcade shall consist of transparent windows or doors with views into the 
building.  

c. Minimum Transparency, Upper Floors. A minimum of forty percent of the upper floors of the 
street-facing frontage of an arcade shall consist of transparent windows or doors.  

d. Minimum Dimensions. An arcade shall comply with the following minimum dimension standards:  

i. Minimum dimensions of twelve feet wide, ten feet deep, and ten feet high  

ii. Maximum three feet distance between curb face and edge of arcade  

e. Doors and Windows. Doors and windows shall not open or project into the public right-of-way  

 

Arcade Standards: Section View 
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Arcade Standards: Plan View 
 

 

9. Lobby.  

a. Lobby Defined. A lobby is a building façade that includes transparent glass with access to a lobby 
space located at street level.  

b. Minimum Transparency. The minimum area of a lobby's street-facing walls consisting of 
transparent windows shall be forty percent for residential uses and sixty percent for commercial 
uses.  

c. Maximum Elevation. The elevation of a lobby floor shall not exceed three feet from adjacent 
grade.  

d. Entrances. Entrance may be inset or flush with building façade  

e. Doors and Windows. Doors and windows shall not open or project into the public right-of-way.  

 

Lobby Standards: Section View 
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Lobby Standards: Section View 
 

 

F. Commercial Service Location and Screening.  

1. Service activities associated with commercial uses shall be setback a minimum of fifteen feet from any 
property line abutting a parcel occupied by a detached single-family home.  

2. Outdoor storage, trash collection, and loading areas shall located and screened from view such that 
they are not visible from any parcel occupied by a detached single-family home.  

G. Noise Generating Activities. Outdoor dining, amplified music, and other noise-generating activities as 
determined by the Director shall be setback a minimum of one hundred fifty feet from the property line of 
any parcel occupied by a detached single-family home.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.24.080 Parking requirements. 

A. Purpose. This section establishes parking standards that apply to the mixed-use zones.  

B. Required On-Site Parking. Off-street parking shall be provided pursuant to Chapter 18.45.  

C. Parking Structures. All multi-story parking structures shall be lined with commercial, retail or residential uses 
on the ground floor at street frontages, except for the pedestrian and vehicular entries into the parking 
structure.  
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D. Parking Buffers.  

1. Surface parking lots abutting a public sidewalk or street shall provide a landscaped buffer a minimum 
of two feet in width and three feet in height along the perimeter of the parking lot abutting the 
sidewalk or street.  

2. A landscaped buffer at least three feet in width and six feet in height shall be provided for any surface 
parking lot abutting a residential zone.  

 

Landscaped Parking Buffer Standards 
 

 

E. Parking Costs.  

1. The payment of parking costs shall be separate from rent payments or purchase prices for all uses 
located within the mixed-use zones.  

2. All places of employment within the mixed-use zone shall offer a parking cash-out program that allows 
employees to receive either owner-subsidized free parking or a cash payment equal to the value of the 
parking subsidy.  

F. Alley Access. For new development on property adjacent to a rear alley, vehicle and service access to the 
property shall be provided only through the rear alley.  

G. Driveways.  

1. New driveways comply with the following standards.  

a. Dimensions. Driveways shall comply with the dimension standards shown in Table 18.24.080B 
(Driveway Dimension Standards).  

b. Number. No more than one driveway approach shall be provided for every fifty feet of street 
frontage.  

c. Proximity. A new curb cut providing access to a driveway from a public street shall be separated a 
minimum distance of thirty-five feet from any other curb cut.  

d. Parking. Parking spaces shall not be located along the sides of a driveway.  

TABLE 18.24.080B 
Driveway Dimension Standards 

Driveway Type  Driveway Width  

Minimum  Maximum  

1-way  8'  12'  

2-way  20'  25'  
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2. The Community Development Director may approve exceptions to the driveway requirements in 
subsection (1) above in the case of shared or joint use of driveways and parking lots.  

 

Vehicle Access Standards 
 

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.24.090 Civic space standards. 

A. Purpose. This section establishes requirements and standards for civic spaces in the MXD-1 and MXD-2 
zones. Civic spaces are areas within neighborhoods where people can gather, interact and enjoy access to 
recreational and open space amenities.  

B. Applicability. Any commercial or mixed-use redevelopment project on a site three acres or greater in the 
MXD-1 or MXD-2 zones shall include a publicly-accessible civic space consistent with the standards 
established in this section.  

C. Types of Civic Spaces. Permitted types of civic spaces in the MXD-1 and MXD-2 zones are greens, squares, 
plazas, and playgrounds, as defined in subsection (E) (standards for specific types of civic spaces) below.  

D. General Standards. The following standards apply to all civic spaces and new development adjacent to civic 
spaces.  

1. The on-site parking of vehicles within a civic space is prohibited.  
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2. All areas with playground equipment shall be visible from the street edge.  

3. All sides of a civic space shall front either a public street, the primary frontage of a building, or a natural 
physical barrier such as a hillside or creek.  

4. All building walls fronting a civic space shall feature a frontage type permitted within the applicable 
zone as specified in Section 18.24.070 (Building Frontage Standards).  

5. Quasi-public activities, such as outdoor seating serving a restaurant, are permitted to occupy no more 
than twenty-five percent of the area of a civic space.  

6. Civic spaces shall be designed and located so as to be clearly visible from one or more public streets.  

7. All civic spaces shall front onto a public street for a minimum distance of 50 feet.  

E. Standards for Specific Types of Civic Spaces. Specific types of civic spaces within the MXD-1 and MXD-2 
zones, when required by subsection (B) (applicability) above, shall comply with the following standards.  

1. Green. A green shall comply with the following standards.  

a. The size of all greens shall be a minimum of 0.5 acres and a maximum of five acres.  

b. All greens shall front on a minimum of one public street.  

c. Permitted improvements include playgrounds, ball parks, picnic shelters, benches, pergolas, 
bandstands and other similar improvements.  

d. Landscape within parks shall feature lawns generally unobstructed with limited trees 
naturalistically arranged and a maximum fifty percent irrigated turf.  

e. Hardscape within greens shall be limited to the minimum needed for circulation and amenities.  

f. No more than ten percent of a green shall be covered with impervious surfaces.  

2. Square. A square shall comply with the following standards.  

a. The size of all squares shall be a minimum of 0.5 acres and a maximum of three acres.  

b. All squares shall front on a minimum of three public streets.  

c. Permitted improvements within squares include paths, benches, pergolas, public art, fountains, 
gazebos, bandstands, small structures such as kiosks and restrooms and other similar 
improvements.  

d. Landscape within squares shall include lawns and trees formally arranged and a maximum ten 
percent irrigated turf.  

e. Hardscape within squares shall feature pathways and amenities formally arranged around a 
central point of interest. No more than twenty-five percent of a green shall be covered with 
impervious surfaces.  
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Green — Plan Illustration 
 

 

 

Square — Plan Illustration 
 

 

3. Plaza. A plaza shall comply with the following standards.  

4. Playground. A playground shall comply with the following standards.  

 

Plaza — Plan Illustration 
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Playground — Plan Illustration 
 

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.25 INDUSTRIAL ZONES 

18.25.010 Purpose. 

This section lists the land uses allowed within the industrial zones and provides basic standards for site 
layout and building use. The purposes of the individual industrial zoning districts and the manner in which they are 
applied are as follows:  

A. Light Industrial (IL). The IL light industrial zone is intended to accommodate warehousing operations, storage, 
office, and research and development facilities and establishments engaged in the manufacturing, 
assembling, packaging, treatment and processing of products other than those that which may be obnoxious 
or offensive to adjacent residential and business districts due to reason of odor, dust, smoke, gas, noise, 
vibration or other nuisances.  

B. Medium Industrial (IM). The IM medium industrial zone is designed to provide for the development of 
medium manufacturing and industrial uses that operate without excessive noise, dust, odor or other 
nuisances and yet may be objectionable to other non-industrial uses.  

C. Heavy Industrial (IH). The IH heavy industrial zone is intended to provide for manufacturing facilities and 
industries that may be obnoxious by reason of emission of odor, dust, smoke, gas, noise, vibration or similar 
causes and therefore require isolation from many other kinds of land uses.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.25.020 Allowed land uses and permit requirements. 

Table 18.25.020 identifies the uses of land allowed in each industrial zone.  

TABLE 18.25.020 
Allowed Land Uses 

Industrial Zones 
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Land Use  Zone  Specific Use 
Regulations  IL  IM  IH  

Animal boarding/kennel, small  C  C  C   

Assembly and light 
manufacturing/processing  

P  P  P   

Automotive impound and 
storage yards  

C  C  C  Section 18.30.040 

Auto Body and Paint C C C  

Auto towing dispatch (accessory 
to service station)  

P  P  —   

Breweries, small  P  P  P   

Breweries, large  C  C  C   

Brewery tasting room  P  P  P  Section 18.30.050/  
City Council Policy 
707  

Building supplies and equipment, 
sales and rental  

P  P  P   

Cemetery/mausoleum/crematory  —  C  C   

Commercial recreation, indoor  C  —  —   

Eating places, dine-in (accessory)  P  P  P   

Emergency shelter  P  —  —  Section 18.30.110 

Gasoline service station  C  C  —  Section 18.30.190 

Goods and services, retail sales 
(accessory)  

P  P  P   

Heavy manufacturing/processing  —  —  C   

Industrial equipment/machinery, 
sales and rentals  

P  P  P   

Medium 
manufacturing/processing  

—  P  P   

Offices (accessory)  P  P  P   

Offices  P  M  M   

Open space reserves  P  P  P   

Outdoor storage  C  C  C  Section 18.30.160 

Pawn shops  C  —  —  Section 18.30.330 

Payday lenders  C  —  —  Section 18.30.320 

Plant nursery  P  P  C   

Parking, structure/ fleet  P  P  P   
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Personal storage facilities (mini-
warehouses)  

P  P  —   

Public assembly  C  —  —   

Public safety facilities  P  P  P   

Recycling facilities, small 
(accessory)  

P  P  —  Section 18.30.170 

Recycling facilities, mobile  C  C  —  Section 18.30.170 

Renewable energy infrastructure 
(accessory)  

P  P  P  Section 18.30.210/  
18.30.300;  
California Building 
Code  

Renewable energy infrastructure  P  P  P  Section 18.30.210/  
18.30.300;  
California Building 
Code  

Research and development  P  P  P   

Scrap metal processing  —  —  C  Section 18.30.180 

Sixty-day storage of wrecked 
vehicles  

P  P  P   

Storage facility, self (mini-
warehouses)  

P  P  P   

Tattoo parlors and body piercing 
establishments  

C  —  —  Section 18.30.310 

Telecommunication facilities, 
commercial  

C  C  C  Section 18.30.220 

Trade schools  P  C  C   

Trucking and transportation 
terminal  

—  C  P   

Urban agriculture  C  —  —  Section 18.30.240 

Utility facilities, minor  P  P  P   

Utility facilities, major  P  P  P   

Vehicle repair or service 
(minimum 7,500 square-foot lot) 

P P P  

Veterinary hospitals and clinics  M  M  —  Section 18.30.250 

Waterfront related industries  P  P  P   

Wholesaling, warehousing, and 
distribution  

P  P  P   

Winery  C  C  C   
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Winery tasting room  P  P  P  Section  
18.30.050/  
City Council Policy 
707  

P Permitted  
C Conditional use permit  
M Minor use permit (ministerial)  
— Not permitted  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2017-2444, § 3, 12-19-2017; Ord. No. 2018-2448, § 3, 7-17-2018) 

18.25.030 Accessory uses. 

Accessory uses and the conditions of their use are set out in subsections (A) through (C) below.  

A. Storage Buildings and Garages. Storage buildings and garages incidental to principal uses on the same 
premises are permitted.  

B. Sale of Gasoline. The sale of gasoline may be permitted as an accessory use in any zone where gasoline 
service stations are permitted, subject to the issuance of a conditional use permit.  

C. Auctions. Auctions, in conjunction with used furniture or antique sales, may be permitted subject to the 
issuance of a conditional use permit.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.25.040 General development standards. 

TABLE 18.25.040 
Development Standards 

Industrial Zones 

Development Standard  Zone  

IL  IM  IH  

Minimum lot area  5,000 sq. ft. (a)  5,000 sq. ft. (a)  5,000 sq. ft.  

Minimum street frontage  50' (b)  50' (b)  50'  

Minimum setbacks  When adjacent to a residential zone, 20' from the adjacent zone boundary  

Street  10'  10'  10'  

Other  0'  0'  0'  

Maximum height  35' and 3 stories  60' and 4 stories  60' and 4 stories  

When adjacent to a residential zone, the maximum height shall not exceed the 
maximum height in the adjacent zone within one hundred feet of the adjacent 
zone boundary.  

Architectural features and mechanical equipment may exceed the maximum height 
by an additional ten feet.  

Maximum floor area ratio  2  2  2  

Maximum lot coverage  60%  80%  80%  

 

Notes:  
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(a) Automobile service stations shall have a minimum lot area of fifteen thousand square feet.  

(b) Automobile service stations shall have a minimum street frontage of one hundred feet.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.25.050 Uses to be adequately housed in completely enclosed buildings. 

All uses in the industrial zones shall be housed in completely enclosed buildings; provided, however, that 
businesses such as lumber yards, building material yards, gas stations, recycling facilities, metal processing yards, 
vehicle storage, storage lots, and similar uses that customarily include outdoor use, may be permitted outside of a 
completely enclosed building when screened from public view.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.26 INSTITUTIONAL ZONE 

18.26.010 Purpose. 

The purpose of the institutional (I) zone is to provide for a wide range of institutional and accessory uses 
including public, quasi-public, and private facilities that address health, safety, educational, cultural, and welfare 
needs of the community and neighborhoods. Allowed uses include educational facilities, government offices and 
courts, community centers, libraries, museums and cultural centers, hospitals and medical centers, retirement 
communities, public safety facilities (i.e., fire and police stations), neighborhood gardens and community farms, 
public utilities, and similar uses.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.26.020 Allowed land uses and permit requirements. 

Table 18.26.020 identifies the uses of land allowed in the institutional zone.  

TABLE 18.26.020 
Allowed Land Uses 
Institutional Zone 

Land Use  Permit  
Required  

Specific Use Regulations  

Adult day health care center P  

Animal husbandry  P  Section 8.32 

Caretaker's residence (accessory)  M   

Cemetery/mausoleum  P   

Child day care center  P  Section 18.30.070 

Children’s home C  

Civic, fraternal, community, and cultural facilities  P   

Commercial recreation, indoor (accessory)  P   

Convalescent/nursing home/hospice/skilled nursing 
facility 

P   

Detention facility  C   

Dormitory (accessory to school)  C   

Farmers' markets  C   

Fraternity or sorority house  C   
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Government offices  P   

Guidance/social assistance services  P   

Heliport/helistop (accessory to hospital)  C   

Hospital  P   

Maintenance buildings/yards  C   

Medical offices/clinics and laboratories  P   

Military installations  P   

Parking, structure/fleet  P   

Private/public educational institutions, schools  P   

Public assembly  C   

Public safety facilities  P   

Public utilities, minor  P   

Public utilities, major  C   

Renewable energy infrastructure (accessory)  P  Section 18.30.210/18.30.300; 
California Building Code  

Social rehabilitation center and temporary residence for 
chronic drug users 

C  

Storage yards and buildings (accessory)  P  Section 18.30.160 

Telecommunication facilities, commercial  C  Section 18.30.220 

Urban agriculture  P  Section 18.30.240 

P Permitted  
C Conditional use permit  
M Minor use permit (ministerial)  
— Not permitted  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.26.030 General development standards. 

Design regulations for the institutional zone are set out in Division 4, unless specified in this chapter.  

TABLE 18.26.030 
Development Standards 

Institutional Zone 

Zone  Front  
Yard  

Interior  
Side  
Yard  

Rear  
Yard  

Exterior  
Side  
Yard  

Rear  
Yard  
Abutting  
Alley or  
Public  
Park  

Mini-  
mum Lot  
Area  

Maxi-  
mum  
Building  
Height  

FAR  

I  10'  0' (a)  0' (a)  5'  5'  5,000 SF  65' and 5  
stories  

(b)  

3.0  

 

Notes:  

(a) Or, when adjacent to a residential zone, the interior side or rear yard setback shall be the same as the interior 
side or rear year setback required in the residential zone.  
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(b)  When adjacent to a residential zone, the maximum height shall not exceed the maximum height in the 
adjacent zone within one hundred feet of the adjacent zone boundary.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.27 OPEN SPACE ZONE 

18.27.010 Purpose. 

The purpose of the open space (OS) zone is to provide for public and private improved and unimproved open 
space. Allowed land uses include urban agriculture and recreational areas such as parks, golf courses, athletic 
fields, playgrounds, community gardens and farms, recreational trails, nature and wildlife preserves, marshes and 
wetlands, water bodies, public utility areas, flood control channels, and other scenic and open space areas.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.27.020 Allowed land uses and structures and permit requirements. 

Table 18.27.020 identifies the uses of land allowed in the open space zone.  

TABLE 18.27.020 
Allowed Land Uses and Permit Requirements 

Open Space Zone 

Land Use  Permit  
Required  

Specific Use Regulations  

Animal husbandry  P  Section 8.32 

Caretaker's residence (accessory)  M   

Child day care center  P  Section 18.30.270 

Civic, fraternal, community, and cultural facilities  P   

Commercial recreation, indoor (accessory)  P   

Farmers' markets  C   

Government offices  P   

Maintenance buildings/yards  C   

Open space reserves  P   

Parking, structure/fleet  P   

Parks (passive and active recreation)  P   

Public assembly  C   

Public safety facilities  P   

Public utilities, minor  P   

Public utilities, major  C   

Renewable energy infrastructure (accessory)  P  Section 18.30.210/18.30.300; 
California Building Code  

Storage yards and buildings (accessory)  P  Section 18.30.160 

Telecommunication facilities, commercial  C  Section 18.30.220 

Urban agriculture  P  Section 18.30.240 

P Permitted  
C Conditional use permit  
M Minor use permit (ministerial)  
— Not permitted  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.27.030 General development standards. 

The maximum FAR in the open space zone is 0.25 and the maximum height limit is thirty-five feet.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.28 OPEN SPACE RESERVE ZONE 

18.28.010 Purpose. 

The intent of the open space reserve zone is to provide a use category to preserve and protect public and 
private open space lands, salt marsh and coastal wetlands, water areas, uninhabited agricultural lands, flood 
control channels, and other scenic or biological open space areas by restricting development in such areas.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.28.020 Allowed land uses and permit requirements. 

Table 18.28.020 identifies the uses of land allowed in the open space reserve zone.  

TABLE 18.28.020 
Allowed Land Uses and Permit Requirements 

Open Space Reserve Zone 

Land Use  Permit  
Required  

Specific Use Regulations  

Aquaculture  P   

Wildlife reserves or sanctuaries  P   

Bay access  P   

Bikeways, paths, and trails  P   

Open space reserves (land and water)  P   

Public utilities, minor  P   

P Permitted  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.29 OVERLAY ZONES 

18.29.010 Purpose. 

The purpose of overlay zones is to provide supplemental regulations that have been tailored to specific 
geographic areas of the city. Overlay zones are applied in conjunction with a base zone and modify or add to the 
regulations of the base zone to address specific issues such as development within the coastal zone, special height 
restrictions, or supplemental processing requirements.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.29.020 Overlay zone designations. 

Overlay zones are designated on the zoning map as indicated below:  
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A. Coastal Zone (CZ). The coastal zone designates all properties located within the coastal zone subject to the 
development standards and specific requirements of the local coastal plan.  

B. Height Restriction (H). The height limit restriction overlay zone places a restriction on allowable building 
height, lower than otherwise permitted by the City's development regulations.  

C. Mobile Home Park (MHP). The mobile home park overlay zone identifies where mobile home parks are 
permitted in the city and establishes standards for the development of new mobile home parks and the 
preservation of existing mobile home parks.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.29.030 Coastal Zone (CZ). 

A. Purpose. The intent and purpose of the coastal zone is to identify and give notice that properties within this 
zone are affected by the city's local coastal program. The purpose of the coastal overlay zone is to protect 
and enhance the quality of public access and coastal resources.  

B. Applicability. When any property bears on the zoning map of the city, in addition to its zone designation, the 
symbol CZ, the provisions of this chapter shall apply.  

C. Regulations. In addition to meeting the requirements of the underlying zone, any use on a property bearing 
the symbol CZ on the zoning map must in addition meet the provisions of the city's local coastal program.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.29.050 Height limit restriction overlay zone (H). 

A. Applicability. Whenever any property bears, on the zoning map of the city, in addition to its zone 
designation, the symbol "H" followed by a numerical figure, the provisions of this chapter shall apply insofar 
as height limitations for any buildings or structures located, or to be located, upon such property are 
concerned.  

B. Formula. No building or structure shall be erected upon any property in any zone, which property bears on 
the zoning map the symbol "H" together with a numerical figure following, exceeding a building height, of a 
distance measured in feet, equal to the numerical figure following the symbol "H."  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.29.060 Mobile home park overlay zone (MHP). 

A. Purpose. The purpose of the MHP overlay zone is to provide for appropriate locations for mobile home parks 
to be established, maintained, and protected. This overlay zone provides for a greater range and choice of 
housing types, recognizes the potential for higher standards offered by mobile home design and technology, 
and is intended to create attractive mobile home parks that will preserve and enhance the character of 
surrounding areas. This zone also sets forth procedures for the conversion of an existing mobile home park 
to another use and is intended to minimize the adverse impacts of displacing mobile home park tenants 
whenever an existing mobile home park or portion thereof is converted to another use.  

B. Applicability. When any property bears on the zoning map of the city, in addition to its zone designation, the 
symbol MHP, the provisions of this section shall apply.  

C. Permitted Uses.  
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1. New mobile home parks are subject to conditional use permit approval.  

2. Accessory structures limited to awnings, cabanas, storage cabinets, renewable energy infrastructure, 
fences or windbreaks, carports, garages, and porches are permitted.  

3. Accessory uses such as recreational facilities, parks and open space, playgrounds, clubhouses, 
laundries, community centers, and similar uses are permitted; provided, that such uses are designed 
for and limited to use by residents of the mobile home park and their guests and that such uses are not 
authorized on the individual mobile home lots within the mobile home park.  

4. Minor utility facilities are permitted; major utility facilities require conditional use permit approval.  

5. Home occupations are permitted subject to the approval of a home occupation permit pursuant to 
Section 18.12.090.  

6. Small family day care homes are permitted subject to Section 18.30.080.  

7. Large family day care homes are permitted subject to the approval of a minor use permit and provided 
they comply with Section 18.30.080.  

D. Development Standards.  

1. Mobile home parks shall comply with the maximum density of the applicable general plan designation 
and underlying zone and all other development standards of the underlying zone (unless otherwise 
constrained by Section 18000 et seq. of the Health and Safety Code) with the exception of the 
following:  

a. The front yard setback shall be a minimum of twenty-five feet.  

b. The interior side yard setback shall be a minimum of ten feet.  

2. When located on a lot adjoining another residential use, mobile home parks shall be permanently 
screened from such adjoining property by a fence or wall and suitable landscaping, adjacent to or 
opposite the other residential use.  

E. Discontinuance Procedures.  

1. The application for discontinuance of a mobile home park shall be accompanied by:  

a. A relocation plan to provide for the tenants who will be displaced by the discontinuance of the 
property as a mobile home park or the conversion of mobile home spaces to other uses.  

b. A phasing plan indicating the timing and manner in which the existing mobile home units will be 
discontinued.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.29.070 Floodway (-FW), Floodway Fringe (-FF-1), Floodway Fringe Shallow Flooding (-FF-2), 

Floodway Fringe Riverine Flooding (-FF-3), and Coastal High Hazard Flooding (-FF-4) 

zones. 

A. Statement of Purpose. It is the purpose of this chapter to promote the public health, safety and general 
welfare, and to minimize public and private losses due to flood conditions in specific areas by provisions 
designed to:  

1. Protect human life and health;  
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2. Minimize expenditure of public money for costly flood control projects;  

3. Minimize the need for rescue and relief efforts associated with flooding and generally undertaken at 
the expense of the general public;  

4. Minimize prolonged business interruptions;  

5. Minimize damage to public facilities and utilities such as water and gas mains, electric, telephone and 
sewer lines, streets and bridges located in areas of special flood hazard;  

6. Help maintain a stable tax base by providing for the second use and development of areas of special 
flood hazard so as to minimize future flood blight areas;  

7. Ensure that potential buyers are notified that property is in an area of special flood hazard; and  

8. Ensure that those who occupy the areas of special flood hazard assume responsibility for their actions.  

B. Methods of Reducing Flood Losses. In order to accomplish its purposes, this chapter includes methods and 
provisions to:  

1. Restrict or prohibit uses which are dangerous to health, safety and property due to water or erosion 
hazards, or which result in damaging increases in erosion or flood heights or velocities;  

2. Require that uses vulnerable to floods, including facilities which serve such uses, be protected against 
flood damage at the time of initial construction;  

3. Control the alteration of natural floodplains, stream channels and natural protective barriers, which 
help accommodate or channel floodwaters;  

4. Control filling, grading, dredging, and other development which may increase flood damage; and  

5. Prevent or regulate the construction of flood barriers which will unnaturally divert floodwaters or 
which may increase flood hazards in other areas.  

C. Warning and Disclaimer of Liability. The degree of flood protection required by this chapter is considered 
reasonable for regulatory purposes and is based on scientific and engineering considerations. Larger floods 
can and will occur on rare occasions. Flood heights may be increased by man-made or natural causes. This 
chapter does not imply that land outside the areas of special flood hazards or uses permitted within such 
areas will be free from flooding or flood damages. This chapter shall not create liability on the part of the 
city, any officer or employee thereof, the state of California or the Federal Insurance Administration, Federal 
Emergency Management Agency for any flood damages that result from reliance on this chapter or any 
administrative decision lawfully made thereunder.  

D. Abrogation and Greater Restrictions. This chapter is not intended to repeal, abrogate or impair any existing 
easements, covenants or deed restrictions. However, where this chapter and another chapter, easement, 
covenant or deed restrictions conflict or overlap, whichever imposes the more stringent restriction shall 
prevail.  

E. Definitions. Unless specifically defined below, or in this title, words or phrases used in this chapter shall be 
interpreted so as to give them the meaning they have in common usage and to give this chapter its most 
reasonable application.  

1. "Accessory use" means a use which is incidental and subordinate to the principal use of the parcel of 
land on which it is located.  

2. "Adversely affects" means, for purposes of this chapter, that the cumulative effect of the proposed 
development when combined with all other existing and anticipated development will increase the 
water surface elevation of the base flood more than one foot at any point.  
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3. "Alluvial fan" means a geomorphologic feature characterized by a cone- or fan-shaped deposit of 
boulders, gravel, and fine sediments that have been eroded from slopes, transported by flood flows, 
and then deposited on the valley floor, and which is subject to flash flooding, high velocity flows, debris 
flows, erosion, sediment movement and deposition, and channel migration.  

4. "Apex" means the point of highest elevation on an alluvial fan, which on undisturbed fans is generally 
the point where the major stream that formed the fan emerges from the slope.  

5. "Appeal" means a request for a review of the floodplain administrator's interpretation of any provision 
of this chapter.  

6. "Area of shallow flooding" means a designated AO or AH zone on the flood insurance rate map (FIRM). 
The base flood depths range from one to three feet; a clearly defined channel does not exist; the path 
of flooding is unpredictable and indeterminate; and velocity flow may be evident. Such flooding is 
characterized by ponding or sheet flow.  

7. "Area of special flood hazard"—see "special flood hazard area."  

8. "Base flood" means a flood which has a one percent chance of being equaled or exceeded in any given 
year (also called the "one hundred-year flood"). Base flood is the term used throughout this chapter.  

9. "Base flood elevation" (BFE) means the elevation shown on the flood insurance rate map for Zones AE, 
A0, A1—30, VE and V1—V30 that indicates the water surface elevation resulting from a flood that has a 
one percent or greater chance of being equaled or exceeded in any given year.  

10. "Basement" means any area of the building having its floor subgrade—i.e., below ground level—on all 
sides.  

11. "Breakaway walls" are any type of walls, whether solid or lattice, and whether constructed of concrete, 
masonry, wood, metal, plastic or any other suitable building material which is not part of the structural 
support of the building and which is designed to break away under abnormally high tides or wave 
action without causing any damage to the structural integrity of the building on which they are used or 
any buildings to which they might be carried by flood waters. A breakaway wall shall have a safe design 
loading resistance of not less than ten and no more than twenty pounds per square foot. Use of 
breakaway walls must be certified by a registered engineer or architect and shall meet the following 
conditions:  

a. Breakaway wall collapse shall result from a water load less than that which would occur during 
the base flood; and  

b. The elevated portion of the building shall not incur any structural damage due to the effects of 
wind and water loads acting simultaneously in the event of the base flood.  

12. "Building"—see "structure."  

13. "Coastal high hazard area" means an area of special flood hazard extending from offshore to the inland 
limit of a primary frontal dune along an open coast and any other area subject to high velocity wave 
action from storms or seismic sources. It is an area subject to high velocity waters, including coastal 
and tidal inundation or tsunamis. The area is designated on a flood insurance rate map (FIRM) as Zone 
V1—V30, VE, or V.  

14. "Development" means any man-made change to improved or unimproved real estate, including but 
not limited to buildings or other structures, mining, dredging, filling, grading, paving, excavation or 
drilling operations, or storage of equipment or materials.  
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15. "Encroachment" means the advance or infringement of uses, plant growth, fill, excavation, buildings, 
permanent structures or development into a floodplain which may impede or alter the flow capacity of 
a floodplain.  

16. "Exception." See "variance."  

17. "Existing manufactured home/mobile home park or subdivision" means a manufactured home park or 
subdivision for which the construction of facilities for servicing the lots on which the manufactured 
homes/mobile homes are to be affixed (including, at a minimum, the installation of utilities, the 
construction of streets, and either final site grading or the pouring of concrete pads) is completed 
before February 15, 1979.  

18. "Expansion to an existing manufactured home/mobile home park or subdivision" means the 
preparation of additional sites by the construction of facilities for servicing the lots on which the 
manufactured homes/mobile homes are to be affixed (including the installation of utilities, the 
construction of streets, and either final site grading or pouring of concrete pads).  

19. "Flood, flooding or floodwater" means a general and temporary condition of partial or complete 
inundation of normally dry land areas from the overflow of inland or tidal waters, and/or the unusual 
and rapid accumulation or runoff of surface waters from any source.  

20. "Flood boundary and floodway map (FBFM)" means the official map on which the Federal Emergency 
Management Agency or Federal Insurance Administration has delineated both the areas of special 
flood hazards and the floodway.  

21. "Flood hazard boundary map" means the official map on which the Federal Emergency Management 
Agency or Federal Insurance Administration has delineated the areas of flood hazards.  

22. "Flood insurance rate map (FIRM)" means the official map on which the Federal Emergency 
Management Agency or the Federal Insurance Administration has delineated both the areas of special 
flood hazards and the risk premium zones applicable to the community.  

23 "Flood insurance study" means the official report provided by the Federal Insurance Administration 
that includes flood profiles, the flood insurance rate map, the flood boundary and floodway map, and 
the water surface elevation of the base flood.  

24. "Floodplain or flood-prone area" means any land area susceptible to being inundated by water from 
any source—see "flooding."  

25. "Floodplain administrator" means the individual appointed to administer and enforce the floodplain 
management regulations. This individual shall be the city engineer of the city.  

26. "Floodplain management" means the operation of an overall program of corrective and preventive 
measures for reducing flood damage and preserving and enhancing, where possible, natural resources 
in the floodplain, including but not limited to emergency preparedness plans, flood control works, 
floodplain management regulations, and open space plans.  

27. "Floodplain management regulations" means this chapter and other zoning ordinances, subdivision 
regulations, building codes, health regulations, special purpose ordinances (such as grading and erosion 
control) and other applications of police power which control development in flood-prone areas. The 
term describes federal, state or local regulations in any combination thereof which provide standards 
for preventing and reducing flood loss and damage.  

28. "Flood-proofing" means any combination of structural and nonstructural additions, changes or 
adjustments to structures which reduce or eliminate flood damage to real estate or improved real 
property, water and sanitary facilities, structures and their contents.  
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29. "Floodway" means the channel of a river or other watercourse and the adjacent land areas that must 
be reserved in order to discharge the base flood without cumulatively increasing the water surface 
elevation more than one foot. Also referred to as "regulatory floodway."  

30. "Floodway encroachment lines" means the lines marking the limits of floodways on the effective flood 
insurance rate map.  

31. "Floodway fringe" means that area of the floodplain on either side of the "regulatory floodway" where 
encroachment may be permitted. These areas are identified on the effective flood insurance rate map 
as 'Zone AE' and 'Zone AO'.  

32. "Fraud and victimization," as related to subsection (CC) (conditions for variances) of this chapter, 
means that the variance granted must not cause fraud on or victimization of the public. In examining 
this requirement, the planning commission will consider the fact that every newly constructed building 
adds to government responsibilities and remains a part of the community for fifty to one hundred 
years. Buildings that are permitted to be constructed below the base flood elevation are subject, 
during all those years, to increased risk of damage from floods, while future owners of the property 
and the community as a whole are subject to all the costs, inconvenience, danger, and suffering that 
those increased flood damages bring. In addition, future owners may purchase the property, unaware 
that it is subject to potential flood damage, and can be insured only at very high flood insurance rates.  

33. "Functionally dependent use" means a use which cannot perform its intended purpose unless it is 
located or carried out in close proximity to water. The term includes only docking facilities, port 
facilities that are necessary for the loading and unloading of cargo or passengers, and ship building and 
ship repair facilities, and does not include long-term storage or related manufacturing facilities.  

34. "Habitable floor" means any floor usable for living purposes, which includes working, sleeping, eating, 
cooking or recreation, or a combination thereof. A floor used only for storage purposes is not a 
"habitable floor."  

35. "Hardship," as related to (CC) (conditions for variances) of this chapter, means the unusual hardship 
that would result from a failure to grant the requested variance. The planning commission requires 
that the variance be unusual and peculiar to the property involved. Mere economic or financial 
hardship alone is not exceptional. Inconvenience, aesthetic considerations, physical handicaps, 
personal preferences, or the disapproval of one's neighbors likewise cannot, as a rule, qualify as an 
exceptional hardship. All of these problems can be resolved through other means without granting a 
variance, even if the alternative is more expensive, or requires the property owner to build elsewhere 
or put the parcel to a different use than originally intended.  

36. "Highest adjacent grade" means the highest natural elevation of the ground surface prior to 
construction next to the proposed walls of a structure.  

37. "Historic structure" means any structure that is:  

a. Listed individually in the National Register of Historic Places (a listing maintained by the 
Department of Interior) or preliminarily determined by the Secretary of the Interior as meeting 
the requirements for individual listing on the National Register;  

b. Certified or preliminarily determined by the Secretary of the Interior as contributing to the 
historical significance of a registered historic district or a district preliminarily determined by the 
Secretary to qualify as a registered historic district;  

c. Individually listed on a state inventory of historic places in states with historic preservation 
programs which have been approved by the Secretary of Interior; or  

d. Individually listed on a local inventory of historic places in communities with historic preservation 
programs that have been certified either by an approved state program as determined by the 
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Secretary of the Interior or directly by the Secretary of the Interior in states with approved 
programs.  

38. "Levee" means a man-made structure, usually an earthen embankment, designed and constructed in 
accordance with sound engineering practices to contain, control or divert the flow of water so as to 
provide protection from temporary flooding.  

39. "Levee system" means a flood protection system which consists of a levee, or levees, and associated 
structures, such as closure and drainage devices, which are constructed and operated in accord with 
sound engineering practices.  

40. "Lowest floor" means the lowest floor of the lowest enclosed area, including basement. An unfinished 
or flood resistant enclosure, usable solely for parking of vehicles, building access or storage in an area 
other than a basement area (see "basement") is not considered a building's lowest floor, provided that 
such enclosure is not built so as to render the structure in violation of the applicable non-elevation 
design requirements of this title. (Note: This definition allows attached garages to be built at grade. 
Below grade garages are not allowed as they are considered to be basements).  

41. "Manufactured home" or "mobile home" means a structure, transportable in one or more sections, 
which is built on a permanent chassis and is designed for use with or without a permanent foundation 
when connected to the required utilities. The term "manufactured home" does not include 
"recreational vehicles" or "travel trailers."  

42. "Manufactured home/mobile home park or subdivision" means a parcel (or contiguous parcels) of land 
divided into two or more manufactured home lots for sale or rent.  

43. "Mean sea level" means, for purposes of the National Flood Insurance Program, the National Geodetic 
Vertical Datum (NGVD) of 1929, North American Vertical Datum (NAVD) of 1988, or other datum, to 
which base flood elevations shown on a community's flood insurance rate map are referenced.  

44. "New construction" for floodplain management purposes means structures for which the "start of 
construction" commenced on or after February 15, 1979, and includes any subsequent improvements 
to such structures.  

45. "New manufactured home/mobile home park or subdivision" means a manufactured home/mobile 
home park or subdivision for which the construction of facilities for servicing the lots on which the 
manufactured homes/mobile homes are to be affixed (including, at a minimum, the installation of 
utilities, the construction of streets, and either final site grading or the pouring of concrete pads) is 
completed on or after February 15, 1979.  

46. "Obstruction" means and includes, but is not limited to, any dam, wall, wharf, embankment, levee, 
dike, pile, abutment, protection, excavation, channelization, bridge, conduit, culvert, building, wire, 
fence, rock, gravel, refuse, fill, structure, vegetation or other material in, or along, across or projecting 
into any watercourse which may alter, impede, retard or change the direction and/or velocity of the 
flow of water, or due to its location, its propensity to snare or collect debris carried by the flow of 
water, or its likelihood of being carried downstream.  

47. "One hundred-year flood"—see "base flood."  

48. "Primary frontal dune" means a continuous or nearly continuous mound or ridge of sand with relatively 
steep seaward and landward slopes immediately landward and adjacent to the beach and subject to 
erosion and overtopping from high tides and waves during major coastal storms. The inland limit of the 
primary frontal dune occurs at the point where there is a distinct change from a relatively mild slope.  

49. "Principal structure" means a structure used for the principal use of the property as distinguished from 
an accessory use.  
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50. "Public safety and nuisance," as related to subsection (CC) (conditions for variances) of this chapter, 
means that the granting of an variance must not result in anything which is injurious to the safety or 
health of an entire community or neighborhood, or any considerable number of persons, or unlawfully 
obstructs the free passage or use, in the customary manner, of any navigable lake, or river, bay, 
stream, canal or basin.  

51. "Recreational vehicle" means a vehicle which is:  

a. Built on a single chassis;  

b. Four hundred square feet or less when measured at the largest horizontal projection;  

c. Designed to be self-propelled or permanently towable by a light-duty truck; and  

d. Designed primarily not for use as a permanent dwelling but as temporary living quarters for 
recreational, camping, travel, or seasonal use.  

52. "Regulatory floodway" means the channel of a river or other watercourse and the adjacent land areas 
that must be reserved in order to discharge the base flood without cumulatively increasing the water 
surface elevation more than one foot.  

53. "Riverine" means relating to, formed by, or resembling a river (including tributaries), stream, brook, 
etc.  

54. "Sheet flow"—see "area of shallow flooding."  

55. "Special flood hazard area (SFHA)" means an area having special flood or flood-related erosion hazards, 
and shown on a FBHM or FIRM as Zone A, AO, A1—A30, AE, A99, AH, V1—V30, VE or V.  

56. "Start of construction" means and includes substantial improvement and other proposed new 
development, and means the date the building permit was issued, provided the actual start of 
construction, repair, reconstruction, rehabilitation, addition, placement, or other improvement was 
within one hundred eighty days from the date of the permit. The actual start means either the first 
placement of permanent construction of a structure (other than a manufactured home) on a site, such 
as the pouring of slab or footings, the installation of piles, the construction of columns, or any work 
beyond the stage of excavation; or the placement of a manufactured home on a foundation. 
Permanent construction does not include land preparation, such as clearing, grading, and filling; nor 
does it include the installation of streets and/or walkways; nor does it include excavation for a 
basement, footings, piers or foundations or the erection of temporary forms; nor does it include the 
installation on the property of accessory buildings, such as garages or sheds not occupied as dwelling 
units or not part of the main structure. For a substantial improvement, the actual start of construction 
means the first alteration of any wall, ceiling, floor, or other structural part of a building, whether or 
not that alteration affects the external dimensions of the building. For a structure (other than a mobile 
home) without a basement or poured footings, the "start of construction" includes the first permanent 
framing or assembly of the structure or any part thereof on its piling or foundation. For mobile homes 
not within a mobile home park or mobile home subdivisions, "start of construction" means the affixing 
of the mobile home to its permanent site. For mobile homes within mobile home parks or mobile 
home subdivisions, "start of construction" is the date on which the construction of facilities for 
servicing the site on which the mobile home is to be affixed (including, at a minimum, the construction 
of streets, either final site grading or the pouring of concrete pads, and installation of utilities) is 
completed.  

57. "Structure" means a walled and roofed building that is principally aboveground. This includes a gas or 
liquid storage tank or manufactured/mobile home.  
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58. "Substantial damage" means damage of any origin sustained by a structure whereby the cost of 
restoring the structure to its before damaged condition would equal or exceed fifty percent of the 
market value of the structure before the damage occurred.  

59. "Substantial improvement" means any reconstruction, rehabilitation, addition or other proposed new 
development of a structure, the cost of which equals or exceeds fifty percent of the market value of 
the structure before the "start of construction" of the improvement. This term includes structures 
which have incurred "substantial damage," regardless of the actual work performed. The term does 
not, however, include either:  

a. Any project for improvement of a structure to correct violations or to comply with state or local 
health, sanitary, or safety code specifications which have been identified by a local code 
conformance official and which are solely necessary to assure safe living conditions; or  

b. Any alteration of a "historic structure" provided that the alteration will not preclude the 
structure's continued designation as a "historic structure."  

60. "V zone — see coastal high hazard area.  

61. "Variance," as used in this chapter, means a grant of relief from the requirements of this chapter which 
permits construction in a manner that would otherwise be prohibited by this chapter.  

62. "Violation" means the failure of a structure or other development to be fully compliant with the 
community's floodplain management regulations. A structure or other development without the 
elevation certificate, other certifications, or other evidence of compliance required in this chapter is 
presumed to be in violation until such time as that documentation is provided.  

63. "Water surface elevation" means the height, in relation to the National Geodetic Vertical Datum 
(NGVD) of 1929, North American Vertical Datum (NAVD) of 1988 (or other datum, where specified), of 
floods of various magnitudes and frequencies in the floodplains of coastal or riverine areas.  

64. "Watercourse" means a lake, river, creek, stream, wash, arroyo, channel or other topographic feature 
on or over which waters flow at least periodically. Watercourse includes specifically designated areas in 
which substantial flood damage may occur.  

F. Lands to which Chapter Applies. This chapter shall apply to all areas of special flood hazards within the 
jurisdiction of National City.  

1. No structure or land shall hereafter be constructed, located, extended, converted or altered without 
first submitting an application for a flood hazard area development permit to the flood plain 
administrator.  

G. Basis for Establishing the Areas of Special Flood Hazard. The areas of special flood hazard as shown on the 
special flood hazard map as floodway (FW), floodway fringe (FF-1), and floodway fringe-shallow flooding 
(FF2) zones and conforming with the areas of special flood hazard identified by the Federal Insurance 
Administration (FIA) of the Federal Emergency Management Agency (FEMA) in the flood insurance study 
(FIS) for National City dated August 4, 1988, and accompanying flood insurance rate maps (FIRMs) and flood 
boundary and floodway maps (FBFMs), dated August 4, 1988, and all subsequent amendments and/or 
revisions, are adopted by reference and declared to be a part of this chapter without an further action by the 
city council. This FIS and attendant mapping is the minimum area of applicability of this chapter and may be 
supplemented by studies for other areas which allow implementation of this chapter and which are 
recommended to the planning commission by the floodplain administrator. The study, FIRMs and FBFMs are 
on file at the office of the floodplain administrator at 1243 National City Boulevard, National City, California, 
91950.  

H. Compliance. No structure or land shall hereafter be constructed, located, extended, converted or altered 
without full compliance with the terms of this chapter and other applicable regulations. Violation of the 
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requirements (including violations of conditions and safeguards established in connection with conditions) 
shall constitute a misdemeanor. Nothing herein shall prevent the city from taking such lawful action as is 
necessary to prevent or remedy any violation.  

I. Interpretation. In the interpretation and application of this chapter, all provisions shall be:  

a. Considered as minimum requirements;  

b. Liberally construed in favor of the city; and  

c. Deemed neither to limit nor repeal any other powers granted under state statutes.  

J. Severability. This chapter and the various parts thereof are declared to be severable. Should any section of 
this chapter be declared by the courts to be unconstitutional or invalid, such decision shall not affect the 
validity of the chapter as a whole, or any portion thereof other than the section so declared to be 
unconstitutional or invalid.  

K. Floodway Zone (FW) Established. There is established, on the special flood hazard map, a designated 
floodway zone. The FW zone shall be applied to those areas of special flood hazard designated as floodways 
on the flood boundary and floodway map of the flood insurance study.  

L. Floodway Fringe Zone (FF-1) Established. There is established, on the special flood hazard map, a designated 
floodway fringe zone. The FF-1 zone shall be applied to those areas of special flood hazard designated as 
floodway fringe on the flood boundary and floodway map of the flood insurance study but excluding areas of 
shallow flooding designated AO or AH on the flood insurance rate map (FIRM).  

M. Floodway Fringe—Shallow Flooding Zone (FF-2) Established. There is established, on the special flood hazard 
map, a designated floodway fringe-shallow flooding zone. The FF-2 zone shall be applied to those areas of 
special flood hazard designated as floodway fringe on the flood boundary and floodway map of the flood 
insurance study and designated as areas of shallow flooding AO or AH on the flood insurance rate map 
(FIRM).  

N. Floodway Fringe—Riverine Flooding Zone (FF-3) established. There is established, on the special flood hazard 
map, a designated riverine flooding zone. The FF-3 zone is that area of the floodplain on either side of the 
"regulatory floodway" where encroachment may be permitted.  

O. Floodway Fringe—Coastal High Hazard Flooding Zone (FF-4) established. There is established, on the special 
flood hazard map, a designated coastal high hazard flooding zone. The FF-4 zone shall be applied to those 
areas of special flood hazard designated as areas of coastal flooding VE or V on the flood insurance rate map 
(FIRM).  

P. Standards Applicable to All Areas of Special Flood Hazard. In all areas of special flood hazards including the 
FW, FF-1, FF-2, FF-3, and FF-4 zones, the following standards are required:  

1. Anchoring.  

a. All new construction and substantial improvements, shall be adequately anchored to prevent 
flotation, collapse or lateral movement of the structure resulting from hydrodynamic and 
hydrostatic loads, including the effects of buoyancy.  

b. All manufactured/mobile homes shall meet the anchoring standards of subsection (S).  

2. Construction Materials and Methods. All new construction and substantial improvements, including 
manufactured homes, shall be constructed:  

a. With materials and utility equipment resistant to flood damage  

b. Using methods and practices that minimize flood damage;  
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c. With electrical, heating, ventilation, plumbing, and air conditioning equipment and other service 
facilities that are designed and/or located so as to prevent water from entering or accumulating 
within the components during conditions of flooding; and  

d. Within Zones AH or AO, so that there are adequate drainage paths around structures on slopes to 
guide flood waters around and away from proposed structures.  

3. Elevation and Flood-proofing. (See section (E) definitions for "new construction," "substantial damage" 
and "substantial improvement.")  

a. Residential construction, new or substantial improvement, shall have the lowest floor, including 
basement:  

i. In an AO zone, elevated above the highest adjacent grade to a height exceeding the depth number 

specified in feet on the FIRM by at least one foot, or elevated at least three feet above the highest 

adjacent grade if no depth number is specified;  

ii. In an AE, AH, or A1—30 zones, elevated at least one foot above the base flood elevation, as 

determined by the city;  

iii. In an A (unnumbered/approximate A zone) zone, without base flood elevations specified on the 

FIRM, elevated at least one foot above the base flood elevation, as determined by the city;  

Upon the completion of the structure, the elevation of the lowest floor including basement shall be certified 
by a registered professional civil engineer or surveyor to be properly elevated. Such certification or verification 
shall be provided to the floodplain administrator.  

b. Nonresidential construction, shall either be elevated to conform with subsection (3)a of this 
section or together with attendant utility and sanitary facilities:  

i. Be completely flood-proofed below the elevation recommended under subsection (C)(1) of this 

section so that the structure is watertight with walls substantially impermeable to the passage of 

water; and  

ii. Have structural components capable of resisting hydrostatic and hydrodynamic loads and effects 

of buoyancy; and  

iii. Be certified by a registered professional civil engineer that the standards of this subsection (3)b of 

this section are satisfied. Such certification shall be provided to the floodplain administrator.  

c. All new construction and substantial improvements with fully enclosed areas below the lowest 
floor (excluding basement) that are usable solely for parking vehicles, building access or storage, 
and which are subject to flooding shall be designed to automatically equalize hydrostatic flood 
forces on exterior walls by allowing for the entry and exit of floodwaters. Designs for meeting this 
requirement must exceed the following minimum criteria:  

i. Be certified by a registered professional civil engineer; or  

ii. Be certified to comply with a local flood-proofing standard approved by the Federal Insurance 

Administration, Federal Emergency Management Agency; or  

iii. Have a minimum of two openings having a total net area of not less than one square inch for every 

square foot of enclosed area subject to flooding. The bottom of all openings shall be no higher 

than one foot above adjacent natural grade. Openings may be equipped with screens, louvers, 

valves or other coverings or devices provided that they permit the automatic entry and exit of 

floodwaters.  

d. Manufactured homes shall also meet the standards in subsection (3)c of this section and 
subsection (S).  

4. Storage of Material and Equipment.  

a. The storage or processing of materials that are, in time of flooding, flammable, explosive, or 
could be injurious to human, animal or plant life is prohibited.  
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b. Storage of other material or equipment may be allowed if not subject to major damage by floods 
and firmly anchored to prevent flotation or if readily removable from the area within the time 
available after flood warning.  

Q. Standards for Utilities.  

1. All new and replacement water supply and sanitary sewage systems shall be designed to minimize or 
eliminate:  

a. Infiltration of floodwaters into the systems; and  

b. Discharge from the systems into floodwaters.  

2. On-site waste disposal systems shall be located to avoid impairment to them, or contamination from 
them during flooding.  

R. Standards for Subdivision.  

1. All preliminary subdivision proposals, including proposals for manufactured home parks and 
subdivisions, greater than fifty lots or five acres, whichever is the lesser, shall identify the flood hazard 
area and the elevation of the base flood.  

2. All subdivision plans will provide the elevation of the lowest floors of all proposed structure(s) and 
pad(s). If the site is filled above the base flood elevation, the final first floor and pad elevations shall be 
certified by a registered professional civil engineer or surveyor and provided as part of an application 
for a letter of map revision based on fill (LOMR-F) to the floodplain administrator.  

3. All subdivision proposals shall be consistent with the need to minimize flood damage.  

4. All subdivision proposals shall have public utilities and facilities such as sewer, gas, electrical and water 
systems located and constructed to minimize flood damage.  

5. All subdivisions shall provide adequate drainage to reduce exposure to flood hazards.  

S. Standards for Manufactured Homes/Mobile Homes.  

1. All manufactured homes that are placed or substantially improved, within Zones A1—30, AH, AE, V1-
30, VE, or V on the flood insurance rate map, on sites located:  

a. Outside of a manufactured home park or subdivision;  

b. In a new manufactured home park or subdivision;  

c. In an expansion to an existing manufactured home park or subdivision; or  

d. In an existing manufactured home park or subdivision on a site upon which a manufactured 
home has incurred "substantial damage" as the result of a flood, shall be elevated on a 
permanent foundation such that the lowest floor of the manufactured home is elevated at least 
one foot above the base flood elevation and be securely anchored to an adequately anchored 
foundation system to resist flotation, collapse and lateral movement. Within Zones V1-30, V, and 
VE on the flood insurance rate map shall meet the requirements of subsection (R).  

2. All manufactured homes to be placed or substantially improved on sites in an existing manufactured 
home park or subdivision within Zones A1—30, AH, AE, V1-30, V, and VE on the flood insurance rate 
map that are not subject to the provisions of subsection (A) of this section shall be securely fastened to 
an adequately anchored foundation system to resist flotation, collapse, and lateral movement, and be 
elevated so that either:  

a. The lowest floor of the manufactured home is at least one foot above the base flood elevation; or  
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b. The manufactured home chassis is supported by reinforced piers or other foundation elements of 
at least equivalent strength that are no less than thirty-six inches in height above grade.  

3. All mobile homes/manufactured homes shall be anchored to resist flotation, collapse or lateral 
movement by providing over-the-top and frame ties to ground anchors. Specific requirements shall be 
that:  

a. Over-the-top ties be provided at each of the four corners of the mobile home, with two 
additional ties per side at intermediate locations, with mobile homes less than fifty feet long 
requiring only one additional tie per side;  

b. Frame ties be provided at each corner of the home with five additional ties per side at 
intermediate points, with mobile homes less than fifty feet long requiring only four additional ties 
per side;  

c. All components of the anchoring system be capable of carrying a force of four thousand eight 
hundred pounds; and  

d. Any additions to the mobile home shall be similarly anchored.  

T. Standards for Recreational Vehicles.  

1. All recreational vehicles placed on sites within Zones A1—30, AH, AE, V1-30, VE, and V on the 
community's flood insurance rate map will either:  

a. Be on the site for fewer than one hundred eighty consecutive days; or  

b. Be fully licensed and ready for highway use—a recreational vehicle is ready for highway use if it is 
on its wheels or jacking system, is attached to the site only by quick disconnect type utilities and 
security devices, and has no permanently attached additions; or  

c. Meet the permit requirements of subsection (W) of this chapter and the elevation and anchoring 
requirements for manufactured homes in subsection (S)(1)a.  

2. Recreational vehicles placed on sites within Zones V1—30, V, and VE on the community's flood 
insurance rate map will meet the requirements of subsection (R) and subsection (S).  

U. Floodways (FW). Located within areas of special flood hazard established in subsection (G) are areas 
designated as floodways to which the following provisions apply:  

1. Until a regulatory floodway is adopted in Zone A areas, no new construction, substantial development, 
or other development (including fill) shall be permitted within Zones A1—30 and AE, unless it is 
demonstrated that the cumulative effect of the proposed development, when combined with all other 
development, will not increase the water surface elevation of the base flood more than one foot at any 
point within the City of National City.  

2. Within an adopted regulatory floodway, the City of National City shall prohibit encroachments, 
including fill, new construction, manufactured homes, substantial improvements, and other 
development within Zones A1—30 and AE, unless certification by a registered professional civil 
engineer is provided demonstrating that the proposed encroachment shall not result in any increase in 
flood levels during the occurrence of the base flood discharge.  

3. If subsection (U)(2) is satisfied, all new construction, substantial improvements, and other new 
development shall comply with all other applicable flood hazard reduction provisions of subsections (P) 
through (U) and require approval of a Conditional Use Permit pursuant to Title 18 of the National City 
Municipal Code.  
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V. Coastal High Hazard Area. Within coastal high hazard areas, Zones V, V1—30, and VE, as established under 
subsection (E)(13), the following standards shall apply:  

1. All new residential and nonresidential construction, including substantial improvement/damage, shall 
be elevated on adequately anchored pilings or columns and securely anchored to such pilings or 
columns so that the bottom of the lowest horizontal structural member of the lowest floor (excluding 
the pilings or columns) is elevated to or above the base flood level. The pile or column foundation and 
structure attached thereto is anchored to resist flotation, collapse, and lateral movement due to the 
effects of wind and water loads acting simultaneously on all building components. Water loading 
values used shall be those associated with the base flood. Wind loading values used shall be those 
required by applicable state or local building standards.  

2. All new construction and other development shall be located on the landward side of the reach of 
mean high tide.  

3. All new construction and substantial improvement shall have the space below the lowest floor free of 
obstructions or constructed with breakaway walls as defined in subsection (E) of this chapter. Such 
enclosed space shall not be used for human habitation and will be usable solely for parking of vehicles, 
building access or storage.  

4. Fill shall not be used for structural support of buildings.  

5. Man-made alteration of sand dunes which would increase potential flood damage is prohibited.  

6. The floodplain administrator shall obtain and maintain the following records:  

a. Certification by a registered engineer or architect that a proposed structure complies with this 
section; and  

b. The elevation (in relation to mean sea level) of the bottom of the lowest horizontal structural 
member of the lowest floor (excluding pilings or columns) of all new and substantially improved 
structures, and whether such structures contain a basement.  

W. Establishment of Development Permit. A development permit shall be obtained concurrently with or before 
issuance of any building, grading, conditional use, planned development, planned unit development permit, 
or site plan approval, including manufactured homes, and before construction or development begins within 
any area of special flood hazard established in subsection (G). Application for a development permit shall be 
on forms furnished by the floodplain administrator and may include, but not be limited to: plans in duplicate 
drawn to scale showing the nature, location, dimensions and elevation of the area in question; existing or 
proposed structures, fill, storage of materials, drainage facilities; and the location of the foregoing. 
Specifically, the following information is required:  

1. Identify and describe the work to be covered by the permit for which application is made;  

2. Describe the land on which the proposed work is to be done by lot, block, tract, house and street 
address; or similar description that will readily identify and definitely locate the proposed building or 
work;  

3. Indicate the use or occupancy for which the proposed work is intended;  

4. Be accompanied by plans and specifications for proposed construction;  

5. Be signed by the permittee or his authorized agent who may be required to submit evidence to 
indicate such authority;  

6. Proposed elevation in relation to mean sea level of the lowest floor (including basement) of all 
structures in AO zone elevation of highest adjacent grade and proposed elevation of lowest floor of all 
structures;  
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7. Proposed elevation in relation to mean sea level to which any structure will be flood-proofed, if 
required in subsection (P)(3)c;  

8. All appropriate certifications listed in subsection (Y)(5) of this chapter;  

9. Description of the extent to which any watercourse will be altered or relocated as a result of the 
proposed development;  

10. Give such other information as reasonably may be required by the floodplain administrator, including 
but not limited to:  

a. A typical valley cross-section showing the channel of the stream, elevation of land areas adjoining 
each side of the channel, cross-sectional areas to be corrupted by the proposed development 
and higher water information,  

b. Locations and elevations of streets, water supply, sanitary facilities, photographs showing 
existing land uses and vegetation upstream and downstream, soil types and other pertinent 
information,  

c. Profile showing the slope of the bottom of the channel or flow line of the stream;  

11. Evidence of prior or concurrent approval of any conditional use permit which may be required by 
subsection (Y) for alteration of watercourses.  

X. Designation of the Floodplain Administrator. The city engineer is appointed to administer, implement and 
enforce this chapter by granting or denying development permits in accord with its provisions.  

Y. Duties and Responsibilities of the Floodplain Administrator. The duties of the floodplain administrator shall 
include, but not be limited to the following:  

1. Permit Review. Review all development permits to determine that:  

a. Permit requirements of this chapter have been satisfied; including determination of substantial 
improvement and substantial damage of existing structures;  

b. All other required state and federal permits have been obtained;  

c. The site is reasonably safe from flooding; and  

d. The proposed development does not adversely affect the carrying capacity of the areas where 
base flood elevations have been determined but a floodway has not been designated.  

e. All letters of map revision (LOMRs) for flood control projects are approved prior to the issuance 
of building permits. Building permits must not be issued based on conditional letters of map 
revision (CLOMRs). Approved CLOMRs allow construction of the proposed flood control project 
and land preparation as specified in the "start of construction" definition.  

2. Review Use and Development of any Other Base Flood Data. When base flood elevation data have not 
been provided in accordance with subsection (G), the floodplain administrator shall obtain, review and 
reasonably utilize any base flood and floodway elevation data available from a federal or state agency 
or other source, in order to administer subsections (P) through (U), inclusive. Any such information 
shall be submitted to the city for adoption.  

3. Information to be Obtained and Maintained.  

a. Obtain and record the actual elevation (in relation to mean sea level) of the lowest habitable 
floor (including basement) of all new or substantially improved structures;  

b. For all new or substantially improved flood-proofed structures:  
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i. Verify and record the actual elevation (in relation to mean sea level); and  

ii. Maintain the flood-proofing certifications required in subsection (3)a, b, and c of subsection (P), 

part (2) of subsection (R), and part (2) of subsection (U);  

c. Maintain for public inspection all records pertaining to the provisions of this chapter.  

4. Conditional Use Permit Required. In alteration or relocation of a watercourse, a conditional use permit 
shall be required by the planning commission. Such permit shall include the following conditions:  

a. Notification of adjacent communities and the California Department of Water Resources prior to 
alteration or relocation;  

b. Submission of evidence of such notification to the Federal Insurance Administration, Federal 
Emergency Management Agency;  

c. Assurance that the flood carrying capacity within the altered or relocated portion of said 
watercourse is maintained;  

d. The new channel shall be completed before the old channel is abandoned.  

5. Base flood elevations are changed due to physical alterations:  

a. Within six months of information becoming available or project completion, whichever comes 
first, the floodplain administrator shall submit or assure that the permit applicant submits 
technical or scientific data to FEMA for a letter of map revision (LOMR).  

b. All letters of map revision (LOMRs) for flood control projects are approved prior to the issuance 
of building permits. Building permits must not be issued based on conditional letters of map 
revision (CLOMRs). Approved CLOMRs allow construction of the proposed flood control project 
and land preparation as specified in the "start of construction" definition.  

6. Changes in corporate boundaries: Notify FEMA in writing whenever the corporate boundaries have 
been modified by annexation or other means and include a copy of a map of the community clearly 
delineating the new corporate limits.  

7. Documentation of Floodplain Development. Obtain and maintain for public inspection and make 
available as needed the following:  

a. Certification required by subsection (N)(3)a (floor elevations);  

b. Certification required by subsection (N)(3)b (elevation or flood-proofing of nonresidential 
structures);  

c. Certification required by subsection (N)(3)c (wet flood-proofing standard);  

d. Certification of elevation required by subsection (P)(2) (subdivision standards);  

e. Certification required by subsection (S)(1) (floodway encroachments).  

8. Remedial Action. Take action to remedy violations of this chapter as specified in subsection (H).  

Z. Map Determination. The boundaries of the FW, FF-1, FF-2, FF-3 and FF-4 zones shall be determined by the 
scale contained on the special flood hazard map. Where interpretation is needed to the exact location of said 
boundaries (for example where there appears to be a conflict between a mapped boundary and actual field 
conditions), the planning commission shall make such determination in accordance with this title based 
upon:  

1. The recommendation of the floodplain administrator; and  
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2. A review of the flood hazard boundary maps adopted by reference and declared to be a part of this 
chapter; and  

3. Technical evidence which may be presented by the applicant.  

The regulatory flood elevation for the point in question shall be the governing factor in locating the boundary 
on land. The person contesting the location of the boundary shall be given a reasonable opportunity to appeal the 
interpretation as provided in subsection (AA).  

AA. Appeals. The planning commission shall hear and decide appeals when it is alleged there is an error in any 
requirement, decision or determination made by the floodplain administrator in the enforcement or 
administration of this chapter. Appeals may be filed and shall be processed in the same manner as for site 
plan review as provided in this title.  

BB. Variances.  

1. Applications for variances from the terms of this chapter shall be submitted and processed in the same 
manner as conditional use permits, as provided in this title.  

2. In passing upon such applications for variances, the planning commission shall consider all technical 
evaluations, all relevant factors, standards specified in other sections of this chapter and the:  

a. Danger that materials may be swept onto other lands to the injury of others;  

b. Danger to life and property due to flooding or erosion damage;  

c. Susceptibility of the proposed facility and its contents to flood damage and the effect of such 
damage on the individual owner and future property owners;  

d. Importance of the services provided by the proposed facility to the community;  

e. Necessity to the facility of a waterfront location where applicable;  

f. Availability of alternative locations for the proposed use which are not subject to flooding or 
erosion damage;  

g. Compatibility of the proposed use with existing and anticipated development;  

h. Relationship of the proposed use to the comprehensive plan and floodplain management 
program for that area;  

i. Safety of access to the property in times of flood for ordinary and emergency vehicles;  

j. Expected heights, velocity, duration, rate of rise, and sediment transport of the floodwaters 
expected at the site; and  

k. Costs of providing governmental services during and after flood conditions, including 
maintenance and repair of public utilities and facilities such as sewer, gas, electrical and water 
systems, and streets and bridges.  

3. Any applicant to whom a variance is granted shall be given written notice over the signature of a 
community official that:  

a. The issuance of a variance to construct a structure below the base flood level will result in 
increased premium rates for flood insurance; and  

b. Such construction below the base flood level increases risks to life and property.  
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c. A copy of the notice shall be recorded by the floodplain administrator in the office of the San 
Diego County Recorder and shall be recorded in a manner so that it appears in the chain of title 
of the affected parcel of land.  

4. The floodplain administrator will maintain a record of all variance actions, including justification for 
their issuance, and report such variances issued in its biennial report submitted to the Federal 
Insurance Administration, Federal Emergency Management Agency.  

CC. Conditions for Variances.  

1. Generally, variances may be issued for new construction and substantial improvements and other 
proposed development to be erected on a lot of one-half acre or less in size contiguous to and 
surrounded by lots with existing structures constructed below the base flood level, providing items in 
subsections (P) through (X), inclusive, of this chapter have been fully considered. As the lot size 
increases beyond one-half acre, the technical justification required for issuing the variance increases.  

2. Variances may be issued for the repair or rehabilitation of "historic structures" (as defined in 
subsection (E) of this chapter) upon a determination that the proposed repair or rehabilitation will not 
preclude the structure's continued designation as a historic structure and the variance is the minimum 
necessary to preserve the historic character and design of the structure.  

3. Variances shall not be issued within any mapped regulatory floodway if any increase in flood levels 
during the base flood discharge would result.  

4. Variances shall only be issued upon a determination that the variance is the "minimum necessary," 
considering the flood hazard, to afford relief. "Minimum necessary" means to afford relief with a 
minimum of deviation from the requirements of this chapter. For example, in the case of variances to 
an elevation requirement, this means the planning commission need not grant permission for the 
applicant to build at grade, or even to whatever elevation the applicant proposes, but only to that 
elevation which the planning commission believes will both provide relief and preserve the integrity of 
this chapter.  

5. Variances shall only be issued upon:  

a. A showing of good and sufficient cause;  

b. A determination that failure to grant the variance would result in exceptional hardship to the 
applicant; and  

c. A determination that the granting of a variance will not result in increased flood heights, 
additional threats to public safety, extraordinary public expense, create nuisances, cause fraud 
on or victimization of the public as identified in subsection (E) of this chapter, or conflict with 
existing local laws or ordinances.  

6. Variances may be issued for new construction, substantial improvement, and other proposed 
development necessary for the conduct of a functionally dependent use provided that the provisions of 
subsections (CC)(1) through (5) are satisfied and that the structure or other development is protected 
by methods that minimize flood damages during the base flood and does not result in additional 
threats to public safety and does not create a public nuisance.  

7. Upon consideration of the factors of subsection (BB) and the purposes of this chapter, the planning 
commission may attach such conditions to the granting of variances as it deems necessary to further 
the purposes of this chapter.  

8. The floodplain administrator will maintain a record of all variance actions, including justification for 
their issuance, and report such variances issued in its biennial report submitted to the Federal 
Emergency Management Agency.  
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DD. Fees.  

1. A nonrefundable fee as established in the fee schedule adopted by the city shall be paid to the city at 
the time of filing an application for a development permit pursuant to subsection (W).  

2. A nonrefundable fee as established in the fee schedule adopted by the city shall be paid to the city at 
the time of filing an appeal pursuant to subsection (AA).  

3. A nonrefundable fee as established in the fee schedule adopted by the city shall be paid to the city at 
the time of filing for a variance pursuant to subsection (BB).  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2019-2465, § 2, 11-5-2019; Ord. No. 2020-2478, § 2, 1-21-2020) 

DIVISION 3. SPECIFIC USES 

Chapter 18.30 SPECIFIC USE REGULATIONS 

18.30.010 Purpose. 

This chapter provides site planning, development, and/or operating standards for certain land uses that are 
allowed by Division 2 and for activities that require special standards to mitigate their potential adverse impacts. 
The standards for specific uses in this chapter supplement and are required in addition to those in Division 2 and 
Division 4. In the event of any conflict between the requirements of this chapter and those of Divisions 2 and 4, the 
requirements of this chapter shall control.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.020 Applicability. 

The land uses covered by this chapter shall comply with the provisions of the sections applicable to the 
specific use, in addition to all other applicable provisions of this Land Use Code. The uses that are subject to the 
standards in this chapter shall be developed in compliance with the requirements of Division 2.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.030 Adult-oriented businesses. 

A. Purpose.  

1. It is the purpose of this chapter to establish reasonable and uniform content-neutral regulations to 
decrease blight and crime by either dispersing adult-oriented businesses, or by shifting part of the 
burden of regulating such businesses to the private sector by placing them in locations which minimize 
the negative secondary effects of such businesses.  

2. It is the intent of this chapter that these regulations be utilized to serve the substantial interest of the 
city in preventing problems of blight and deterioration which accompany and are brought about by 
adult-oriented businesses, which allowing reasonable alternative locations for those businesses.  

3. In enacting this chapter, the city council is relying upon the experiences of the City of National City, and 
upon the experiences and studies of other municipalities concerning the deleterious effects of adult-
oriented businesses, which this chapter is intended to curtail.  

B. Definitions. It is the purpose of this section to provide clear and concise definitions of those words, terms, 
and phrases most commonly utilized in the regulations and provisions of this chapter in order to assist in the 
uniform interpretation of such regulations and provisions and to ensure uniformity in their application.  
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It is intended that the following words, terms and phrases, whenever used in this chapter, shall be construed 
as defined in the following subsections, unless from the context a different meaning is specifically defined and 
more particularly directed to the use of such words, terms, or phrases.  

It is also intended that those definitions and interpretations set forth in Section 1.04.010 and the glossary 
shall be used for purposes of uniformity of interpretation and application of the regulations and provisions of this 
chapter but only where they do not conflict with any definitions or interpretation set forth in this chapter.  

1. "Specified anatomical areas" means and includes any of the following:  

a. Less than completely and opaquely covered human genitals, pubic region, buttocks, anus or 
female breasts below a point immediately above the top of the areolae; or  

b. Human male genitals in a discernibly turgid state, even if completely and opaquely covered.  

2. "Specified sexual activities" means and includes any of the following:  

a. The fondling or other touching of human genitals, pubic region, buttocks, anus, or female breast:  

b. Sex acts, normal or perverted, actual or simulated; or  

c. Masturbation, actual or simulated; or  

d. Excretory functions as part of or in connection with any of the activities set forth in this 
subsection.  

3. "Adult bookstore" is an establishment that devotes more than fifteen percent of the total floor area 
utilized for the display of books and periodicals to the display and sale of the following:  

a. Books, magazines, periodicals or other printed matter, or photographs, films, motion pictures, 
video cassettes, compact discs, digital video discs, slides, tapes, records or other forms of visual 
or audio representations which are characterized by an emphasis upon the depiction or 
description of specified sexual activities or specified anatomical areas; or  

b. Instruments, devices or paraphernalia which are designed for use in connection with specified 
sexual activities.  

c. An adult bookstore does not include an establishment that sells books or periodicals as an 
incidental or accessory part of its principal stock-in-trade and does not devote more than fifteen 
percent of the total floor area of the establishment to the sale of books and periodicals.  

4. "Adult motion picture theater" is an establishment, with a capacity of fifty or more persons, where, for 
any form of consideration, films, motion pictures, video cassettes, compact discs, digital video discs, 
slides or similar photographic reproductions are shown, and in which a substantial portion of the total 
presentation time is devoted to the showing of material which is distinguished or characterized by an 
emphasis upon the depiction or description of specified sexual activities or specified anatomical areas 
for observation by patrons.  

5. "Adult mini-motion picture theater" is an establishment, with a capacity of more than five but less than 
fifty persons, where, for any form of consideration, films, motion pictures, video cassettes, compact 
discs, digital video discs, slides or similar photographic reproductions are shown, and in which a 
substantial portion of the total presentation time is devoted to the showing of material which is 
distinguished or characterized by an emphasis upon the depiction or description of specified sexual 
activities or specified anatomical areas for observation by patrons.  

6. "Adult motion picture arcade," to include without limitation a peep show, is any place to which the 
public is permitted or invited wherein coin or slug-operated or electronically, electrically or 
mechanically controlled still or motion picture machines, projectors, or other image-producing devices 
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are maintained to show images to five or fewer persons per machine at any one time, and where the 
images so displayed are distinguished or characterized by an emphasis on depicting or describing 
specified sexual activities or specified anatomical areas. The image-producing device or peep show 
device shall also include any other device by or through which electronic, video, photographic, 
cinematic, digital, or computer-generated images depicting specified anatomical areas or specified 
sexual activity defined by this section are or can be reflected or projected onto an external screen or be 
internally projected, generated or reflected onto a screen that is an integral part of the device itself.  

7. "Adult drive-in theater" means an open lot or part thereof, with appurtenant facilities, devoted 
primarily to the presentation of motion pictures, films, theatrical productions and other forms of visual 
productions, for any form of consideration, to persons in motor vehicles or on outdoor seats, and 
presenting material distinguished or characterized by an emphasis on matter depicting, describing or 
relating to specified sexual activities or specified anatomical areas for observation by patrons.  

8. "Adult cabaret" is a night club, bar, restaurant, cabaret or similar establishment which may serve food 
or alcoholic or non-alcoholic beverages, or both, and which, for consideration, regularly features live 
performances or films, motion pictures, video cassettes, compact discs, digital video discs, slides or 
other photographic reproductions which are distinguished or characterized by an emphasis upon the 
depiction or description of specified sexual activities or the exposure of specified anatomical areas for 
observation by patrons or attendees.  

9. "Adult motel" is a motel or similar establishment offering public accommodations for any form of 
consideration which provides patrons with closed-circuit television transmissions, films, motion 
pictures, video cassettes, compact discs, digital video discs, slides or other photographic reproductions 
which are distinguished or characterized by an emphasis upon the depiction or description of specified 
sexual activities or specified anatomical areas.  

10. "Adult theater" is a theater, concert hall, auditorium or similar establishment, either indoor or outdoor 
in nature which, for any form of consideration, regularly features live performances which are 
distinguished or characterized by an emphasis on specified sexual activities or by exposure of specified 
sexual activities or by exposure of specified anatomical areas for observation by patrons.  

11. "Adult model studio" is any establishment open to the public where, for any form of consideration, one 
or more persons display or expose any portion of specified anatomical areas to be observed, sketched, 
drawn, painted, sculptured, photographed, videoed or be similarly viewed or depicted by any person, 
other than the proprietor, who pays a consideration to either the proprietor, an employee of the 
proprietor or the model. This definition shall also include, without limitation, a "lingerie modeling 
establishment."  

a. This definition shall not apply to any school of art which is operated by an individual, firm, 
association, partnership, corporation or institution which meets the requirements established in 
the Education Code of the State of California for the issuance or conferring of, and is in fact 
authorized thereunder to issue and confer a diploma.  

12. "Sexual encounter establishment" is an establishment, other than a hotel, motel or similar 
establishment offering public accommodations, which, for any form of consideration, provides a place 
where two or more persons may congregate, associate or consort in connection with specified sexual 
activities or the exposure of specified anatomical areas. This definition does not include an 
establishment where a medical practitioner, psychologist, psychiatrist, or similar professional person 
licensed by the state of California engages in sexual therapy.  

13. "Body painting studio" is an establishment or business which provides the service of applying paint or 
other substance whether transparent or nontransparent to or on the human body when such body is 
wholly or partially nude in terms of specified anatomical areas.  
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14. "General motion picture theater" is a building or part of a building intended to be used for the specific 
purposes of presenting entertainment as defined in this chapter, or displaying motion pictures, slides 
or closed circuit television pictures before an individual or assemblage of persons, whether such 
assemblage be of a public, restricted or private nature, except a home or private dwelling where no 
fee, by way of an admission charge, is charged; provided, however, that any such presentations are not 
distinguished or characterized by an emphasis on the depiction or description of specified sexual 
activities or specified anatomical areas in that any such depiction or description is only incidental to the 
plot or story line.  

15. "Legitimate or live theater" is a theater, concert hall, auditorium or similar establishment which, for 
any fee or consideration, regularly features live performances which are not distinguished or 
characterized by an emphasis on the depiction or description of specified sexual activities or specified 
anatomical areas in that any such depiction or description is only incidental to the primary purpose of 
the performance.  

16. "General bookstore" is an establishment engaged in the buying, selling and/or trading of new and/or 
used books, manuscripts and periodicals of general interest. A general bookstore does not include an 
establishment that is encompassed by the definition of adult bookstore.  

17. "School" is an institution of learning for minors, whether public or private, which offers instruction in 
those courses of study required by the California Education Code or which is maintained pursuant to 
standards set by the state board of education. This definition includes a nursery school, kindergarten, 
elementary school, junior high school, senior high school or any special institution of learning under 
the jurisdiction of the state department of education, but it does not include a vocation or professional 
institution or an institution of higher education, including a community college.  

18. "Establishing an adult-oriented business," as used in this chapter, means and includes any of the 
following:  

a. The opening or commencement of any such business as a new business;  

b. The conversion of an existing business, whether or not an adult-oriented business, to any of the 
adult-oriented businesses defined in this chapter; or  

c. The addition of any of the adult-oriented businesses defined herein to any other existing adult-
oriented business; or  

d. The relocation of any such business.  

19. "Transfer of ownership or control," as used in this chapter, means and includes any of the following:  

a. The sale, lease, or sublease of an adult-oriented business;  

b. The transfer of securities which constitute a controlling interest in such business, whether by 
sale, exchange or similar means; or  

c. The establishment of a trust, gift or other similar legal device which transfers the ownership or 
control of such business, except for transfer by bequest or other operation of law upon the death 
of the person possessing such ownership or control.  

20. "Sale and display of paraphernalia and literature commonly associated with the use of narcotics and 
controlled substances (headshops)" is an establishment or place where more than fifteen percent of 
the floor area in any room is used for the sale and display of such paraphernalia and literature, 
including but not limited to cocaine and sniffing kits, glass mirrors for cutting cocaine, snorting spoons 
and tubes, strainers to sift cocaine, water pipes (bongs), everyday items with special removable tops 
that have been converted to conceal narcotics and drugs, including simulated beer cans, oil cans and 
plastic photograph film vials, "roach clips" (for holding marijuana cigarettes), or books and magazines 
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extolling the use of narcotics or controlled substances. Such a place is an adult-oriented business. This 
definition does not limit licensed pharmacies in selling and displaying paraphernalia that is medical 
equipment prescribed by licensed medical practitioners.  

21. A "private viewing room" is an area separated from the sales or display area of the establishment by a 
curtain, wall, door, shade, or similar obstruction thus allowing the private viewing of video tapes, 
compact discs, digital video discs, movies, transparencies, films, or projectable motion pictures by 
customers at the establishments.  

22. "Video cassette, compact disc, digital video disc sales, and rentals—adult" is the same as "adult 
bookstore."  

23. "Video games—adult" are coin-operated electronic game machines having visual displays and 
animation that depict in any manner, any sort of activity characterized by exposure of "specified 
anatomical areas" or "specified sexual activities."  

24. "Sexually oriented business" is any business in which:  

a. Specified sexual activity occurs or specified anatomical areas are exposed, or both, by a patron, 
attendee, employee or independent contractor for any form of consideration paid or furnished to 
the owner, proprietor, an employee of the owner or proprietor, or to an independent contractor 
at the location or premises; or  

b. Material distinguished or characterized by an emphasis on matter depicting, describing, or 
relating to specified sexual activity or specified anatomical areas, or both, is displayed, sold, or 
provided for consideration on a regular basis.  

25. "Consideration," as used in this chapter, means a payment or transfer of money or other thing of value 
exceeding a total of one cent to an owner or proprietor, an employee of the owner or proprietor, or to 
a performer, independent contractor or entertainer at the establishment, without regard to:  

a. Any donative intent of the payer, transferor, or donor;  

b. The time of payment or transfer; or  

c. Whether the payment or transfer was for admission to the establishment or for merchandise, 
food or beverage displayed or sold at or on behalf of that establishment.  

26. "Lingerie modeling establishment" means an establishment where, for consideration and for viewing 
by a patron at that establishment, a person either:  

a. Wears and displays undergarments, lingerie, underwear and similar articles of intimate apparel 
which cover those areas which constitute specified anatomical areas; or  

b. Changes from one costume into another in the presence of a patron or patrons and thereby 
exposes one or more specified anatomical areas to that patron or patrons. This definition shall 
not, however, be construed so as to apply to a commercial retail or wholesale establishment that 
principally and customarily sells clothing and related wearing apparel and where specified 
anatomical areas are not exposed to customers during demonstration displays of merchandise 
for sale.  

C. Prohibitions.  

1. No person or entity shall own, establish, operate, control or enlarge or cause or permit the 
establishment, operation, enlargement or transfer of ownership or control, except pursuant to Section 
18.30.030(F), of any of the following adult-oriented businesses if such adult-oriented business is or 
would be within one thousand five hundred feet of another adult-oriented business, within one 
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thousand five hundred feet of any school or public park within the city, or within one thousand feet of 
any residentially zoned property in the city:  

a. Adult bookstore;  

b. Adult motion picture theater;  

c. Adult mini-motion picture arcade (peep shows);  

d. Adult arcade;  

e. Adult drive-in theater;  

f. Adult cabaret;  

g. Adult motel;  

h. Adult theater;  

i. Adult model studio;  

j. Body painting studio;  

k. Any sexually oriented business;  

l. Adult video games;  

m. Adult video cassette sales and rentals;  

n. Sexual encounter establishments;  

o. Lingerie modeling establishment.  

2. An establishment listed in this section shall not be established, operated, enlarged, or transferred 
unless the provisions of the zone in which the site or proposed site is located permit such a use. The 
conduct of such establishment and the use of premises shall otherwise comply with the Land Use Code 
and all other applicable regulations.  

3. Nothing in this chapter prohibits the location of adult-oriented businesses within retail shopping 
centers in all commercial and major mixed-use zones wherein such activities will have their only 
frontage upon enclosed malls or malls isolated from their direct view from public streets, parks, 
schools, churches or residentially zoned property.  

4. Sexual encounter establishments shall be permitted only upon the prior issuance of a conditional use 
permit.  

5. The location of an adult-oriented business listed in subsection (C)(1) (with the exception of subsections 
(C)(1)k and (C)(1)o) within any new or existing retail center, as specified in subsection (C)(3), shall not 
require a conditional use permit.  

D. Measure of Distance. The required minimum distance between any two adult-oriented businesses shall be 
measured in a straight line, without regard to intervening structures, from the closest exterior structural wall 
of each such business. The distance between any adult-oriented business and any public school, public parks 
or residential zoned land shall be measured in a straight line, without regard to intervening structures, from 
the closest exterior structural wall of the adult-oriented business to the closest property line of the public 
school, public park, or residential zone.  

E. Development and Maintenance Standards. All adult-oriented businesses hereafter commenced shall, in 
addition to compliance with the Land Use Code, comply with these specific requirements:  
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1. Signs. Except for theater marquee signs, changeable copy signs, temporary signs and small permanent 
signs are not permitted. In addition to the requirements of Section 18.62.020 for permit approvals, all 
sign permits shall be subject to review and approval by the planning commission.  

2. Exterior Painting. Buildings and structures shall not be painted or surfaced with garish colors or 
textures or any design that would simulate a sign or advertising message.  

3. Advertisements, displays of merchandise, signs or any other exhibit depicting adult-oriented activities 
placed within the interior of buildings or premises shall be arranged or screened to prevent public 
viewing from outside such buildings or premises.  

4. No outdoor loudspeakers or other outdoor sound equipment advertising or directing attention to an 
adult-oriented use is allowed.  

5. Upon order of the city manager, graffiti appearing on any exterior surface of a building or premises, 
which graffiti is within public view, shall be removed, and that surface shall be restored within seventy-
two hours of notification to the owner or person in charge of the premises.  

6. All exterior windows that are visible to the public must be opaquely covered.  

F. Exceptions.  

1. Nothing in this section prohibits the transfer of principal ownership or control of adult-oriented uses 
permitted under Section 18.30.030(C)3 or 18.30.030(C)5.  

2. Notwithstanding any other provision of this code to the contrary, the provisions of this chapter shall be 
applicable to all land within the city, including all redevelopment project areas now in existence or 
hereafter established.  

G. Other Regulations, Permits, or Licenses.  

1. Effect. The provisions of this chapter do not waive or modify any other provision of this code. Adult-
oriented businesses shall comply with all applicable provisions of law and this code.  

2. Reference. This list is not all-inclusive and is inserted here for reference only; other applicable 
regulations include but are not limited to the following chapters.  

H. Protection of Minors. Adult-oriented business shall not allow the admission of minors and shall otherwise 
comply with Chapter 10.62. An attendant shall be present at all times during hours of operation to deny 
admittance to minors.  

I. Private Viewing Rooms. It is unlawful for any person or entity which is subject to the regulations of this 
chapter, and which sells or rents prerecorded video tapes, movies, transparencies, films, projectable motion 
pictures or equipment used for showing any or all of these items, to offer or allow the viewing of these 
materials in private viewing rooms, as defined in subsection (B)(22).  

J. Constitutional Severability. The city council declares that the invalidity of any section or portion of this 
chapter shall not affect the validity of any other remaining section or portion; that the city council would 
have adopted each of those remaining portions notwithstanding any later declared invalid. If any portion 
determined to be invalid can be severed or be judicially interpreted in a way that could harmonize it with the 
remaining provisions, then it may either be severed or be judicially interpreted and, as interpreted, be 
applied so as to give full purpose, meaning, and effect to the remaining provisions of this chapter.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2019-2455, § 6, 1-22-2019) 
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18.30.040 Automobile impound and storage yards. 

A. Conditional Use Permit—Required. Any application for a permit to establish an automobile impound and 
storage yard shall be subject to the issuance of a conditional use permit. The permittee must be a successful 
bidder of a contract with the city to participate in the assignment of service calls on police-impounded 
automobiles. No permit shall be granted to premises located east of National City Boulevard. This section 
does not apply to storage only yards. See Section 18.30.160 (Outdoor Storage) for storage only regulations.  

B. Yard Area Requirements. The conditional use permit shall require, for its issuance, that the proposed storage 
area meet the following criteria:  

1. The storage area shall be in a building or enclosed by a solid fence or wall at least eight feet in height. 
The construction and maintenance of a required fence shall be in accordance with Chapter 18.43.  

2. No sign, picture, transparency, advertisement or mechanical device which is used for the purpose of or 
does advertise or bring to notice any person or persons, or article or articles of merchandise, or any 
business or profession, or anything that is to be or has been sold, bartered or given away, shall be 
placed or maintained, or caused to be maintained, upon the outward face of such fence or wall.  

3. The storage area must contain a gross surface of not less than ten thousand square feet, nor more than 
fifteen thousand square feet devoted to the storage of wrecked vehicles.  

4. The storage area, including driveways and access roads, shall be surfaced with asphalt cement, or 
decomposed granite with oil.  

5. The storage area shall be served by drainage facilities adequate to prevent the accumulation of 
standing water. The city engineer shall determine the adequacy of proposed drainage facilities.  

6. Gates in the fence or wall surrounding the storage area shall be constructed of new material, the same 
height as the fence or wall. No gate shall swing outward. All gates shall be kept closed except when 
vehicles or pedestrians are exiting or entering the premises. As an alternative to closing all gates, an 
interior screening fence may be erected so as to prevent public view of the contents of the storage 
yard during times when the gates are open.  

7. A four-foot setback from dedicated streets is required. The setback area and the parkway area shall be 
landscaped with trees, shrubs, or other ground cover in accordance with Chapter 18.44 and adopted 
guidelines.  

8. Exterior floodlighting, when used, shall be directed away from adjacent property and streets. All lights 
shall be shielded in such a manner that the light there from will fall only on the same premises upon 
which such light source is located.  

9. A conditional use permit shall not be granted for an area visible from a freeway unless all wrecked 
vehicles can be stored out of sight of adjacent freeways.  

C. Rules of Operation. The conditional use permit shall require, for its issuance and continued validity, that 
permitted storage operations be conducted pursuant to the following rules:  

1. Stripping of automobiles, removal of parts, and dismantling, salvaging or junking shall be prohibited; 
provided, however, that the permittee may remove articles required to be removed to permit 
scrapping of the impounded vehicles. Removed parts may be accumulated for thirty days on the 
licensed premises.  

2. All inflammable liquids shall be removed from any unregistered or scrapped vehicle.  

3. Stored material and vehicles shall be so arranged that reasonable inspection of all parts of the 
premises can be made at any time by fire, health, police, planning and building authorities.  
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4. Trash containers shall be installed and maintained on the premises, and the premises shall be kept free 
of trash at all times.  

5. Wrecked vehicles shall be disposed of in an expeditious manner, and no vehicle shall be retained in 
storage in excess of three months from the date of impoundment. Upon recommendation of the chief 
of police of the city or order of a court of competent jurisdiction, the city council may extend the 
storage time.  

6. No article shall be piled higher than the enclosing fence or wall, or nearer than two feet to the 
enclosing fence or wall.  

D. Conditional Use Permit—Expiration. A conditional use permit granted under the provisions of this title will 
expire upon the revocation, expiration, or cancellation of a permittee's contract with the City.  

E. Conditional Use Permit—Revocation for Violation. Violation of any requirement of this title is grounds for 
revocation of a conditional use permit.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.050 Sale of alcoholic beverages and live entertainment. 

A. Conditional Use Permit—Required. A conditional use permit is required for the sale of alcoholic beverages, 
whether for on-site or off-site consumption.  

B. Conditional Use Permit—Additional Notice Required. In addition to notices required pursuant to Section 
18.12.050 (Noticing and Public Hearings), written notice for a public hearing on a conditional use permit for 
the sale of alcoholic beverages shall be provided to owners and occupants of property within a radius of six 
hundred sixty feet of the exterior boundaries of the property where the sale of alcoholic beverages is 
proposed.  

C. Community Meeting—Required. Prior to the public hearing, the applicant shall hold a community meeting to 
inform residents of a proposal for the sale of alcoholic beverages. The applicant shall provide to the planning 
division documentation of the meeting and input received.  

D. Distance Requirements. Establishments where alcoholic beverages are sold for on or off-site consumption 
shall be located as follows:  

1. Liquor stores, or other businesses where the principal use involves the sale of alcohol for off-site 
consumption, shall be:  

a. A minimum of six hundred sixty feet from any public school (kindergarten through twelfth grade) 
within the boundaries of the city; and  

b. A minimum of five hundred feet apart.  

2. Bars and cocktail lounges or other establishments where the sale of alcoholic beverages for on-site 
consumption is the principal use, shall be:  

a. A minimum of six hundred sixty feet from any public school (kindergarten through twelfth grade) 
within the boundaries of the city; and  

b. No less than one thousand feet apart.  

3. Restaurants where the sale of alcoholic beverages for on-site consumption is accessory or incidental to 
the principal use shall be a minimum of six hundred sixty feet from any public school (kindergarten 
through twelfth grade) that is on property zoned as institutional (I) within the boundaries of the city; 
except that this distance requirement shall not apply to tasting rooms or restaurants (other than fast-
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food restaurants with drive-through service) where at least thirty percent of the floor area of the 
building is comprised of seating area.  

4. Private clubs or lodges, bowling alleys, theaters and other establishments where the sale of alcoholic 
beverages is accessory or incidental to the principal use shall be:  

a. A minimum of six hundred sixty feet from any public school (kindergarten through twelfth grade) 
within the boundaries of the city; and  

b. No closer than five hundred feet apart. This limitation shall not apply to restaurants.  

5. No minimum distances from schools or other uses are required for grocery stores, convenience stores 
or other retail establishments involving the sale of alcohol for off-site consumption as an accessory use.  

E. Measure of Distance. For the purposes of Section 18.30.050(D) (Distance Requirements):  

1. The distance between any two establishments that sell alcoholic beverages shall be measured in a 
straight line without regard to intervening structures from the closest exterior structural walls of the 
establishments.  

2. The distance between any establishment selling alcohol and a school shall be measured in a straight 
line, disregarding intervening structures, from the closest exterior structural walls of the establishment 
to the closest property line of the school.  

F. Additional Standards for the Sale of Alcohol at Restaurants or Public Eating Places. Restaurants or public 
eating places shall conform to the following, additional standards:  

1. Alcoholic beverage sales shall be incidental to food service.  

2. There shall be no sale of alcoholic beverages after midnight unless otherwise specified by the 
conditional use permit. The conditional use permit may further restrict the times when alcoholic 
beverages may be sold.  

G. Live Entertainment.  

1. Live entertainment shall be limited to a single entertainer performing musical work (piano bars, etc.) 
except as provided below.  

2. Additional entertainers, dancing, audience participation, karaoke, or other live entertainment may be 
authorized by a conditional use permit in zones where live entertainment is permitted.  

3. Live entertainment specified in subsection (B) of this section may be permitted by a resolution of 
approval for a conditional use permit for the sale of alcohol in zones where live entertainment is 
permitted.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2017-2444, § 4, 12-19-2017) 

18.30.060 Automotive body and paint shops. 

Automobile painting with accessory body and fender work shall be conducted entirely within a building. The 
hours of operation shall be between seven a.m. and seven p.m., except where the building adjoins a residential 
area the hours of operation shall be restricted to between eight a.m. and six p.m. Monday through Saturday. 
(Accessory body work shall be defined as "only that work required in the preparation for complete auto repaint.")  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.30.070 Child day care centers. 

A. Purpose. The purpose of establishing child day care center regulations is to implement state law with regard 
to the provision of child care centers as defined by the California Health and Safety Code to ensure 
compatibility of such uses with surrounding uses and properties and to avoid any impacts associated with 
such uses.  

B. Applicability. Day care centers are permitted as set forth in Division 2 subject to the requirements of this 
section.  

C. Site Location.  

1. Child day care facilities are encouraged to be located near schools, trolley stops, major bus stops, and 
close to employment centers in order to reduce commute trips and improve air quality.  

2. All child care facilities shall have direct access to a public street with adequate access to a collector or 
arterial street system.  

3. A new child care facility must be located at least six hundred feet away from an existing child day care 
center.  

D. Operation and Development Standards.  

1. The applicant must obtain all licenses and permits required by state law for operation of the facility 
and shall keep all state licenses and permits valid and current.  

2. The center shall meet all zoning standards applicable to the site.  

3. Indoor and outdoor play areas that satisfy the requirements of the State shall be provided. The 
outdoor play area shall be adjacent to the center and accessible through the center itself. The outdoor 
play area shall be screened and enclosed by a natural barrier, wall, or fence a minimum of five feet in 
height. If adjacent to a single-family residential zone, the separating barrier shall be of solid 
construction. The outdoor play area shall be designed to reduce noise impacts on adjacent properties.  

4. Parking shall not be located in any required front yard setback and an adequate on-site 
loading/unloading area shall be provided that can be easily accessed from the child day care center 
without crossing any driveways or streets. Clearly designated pedestrian walkways should be provided.  

5. All child day care centers shall comply with the city's noise regulations as set forth in Title 9.  

6. The drop off and pick up of children from vehicles shall only be permitted on the site's driveway or 
parking area. A facility with access from an arterial street, as designated by the General Plan, must 
provide a paved drop-off/pick-up area designated with on-site parking and maneuvering to allow 
vehicles to pick-up/drop-off children and exit the site without backing out onto the arterial street.  

7. Any additional conditions regarding safety and access deemed necessary or desirable by the city 
engineer, fire marshal, or building official must be met.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.080 Family day care homes. 

A. Purpose. The purpose of this section is to implement the California Health and Safety Code provisions 
regarding day care homes, both large family and small family.  
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B. Applicability. Family day care homes are permitted as set forth in Division 2 subject to the requirements of 
this section.  

C. Operation and Development Standards.  

1. The family day care home must be the residence of the day care provider.  

2. The day care home must be clearly incidental and secondary to the use of the property for residential 
purposes.  

3. Hours of operation shall be less than twenty-four hours a day.  

4. The day care home shall comply with all municipal and state laws and regulations regarding single-
family residences and day care homes.  

5. Noise must be maintained in compliance with the city's noise regulations as set forth in Title 12.  

6. The provider shall comply with all applicable regulations of the city's fire department regarding health 
and safety requirements as they relate to day care homes and shall contain a fire extinguisher and 
smoke detector device.  

7. All state licensing standards must be met and the provider shall keep all state licenses and permits 
current.  

8. The day care home shall be maintained to retain the appearance of a home consistent with the general 
character of the neighborhood.  

9. Large family day care homes shall provide at least one off-street parking space per employee of driving 
age not living in the home. The residential driveway approach is acceptable for this parking 
requirement provided that it does not conflict with a required drop-off/pick-up area and does not 
block the public sidewalk or right-of-way.  

10. Indoor and outdoor play areas that satisfy the requirements of the state shall be provided. The outdoor 
play area shall be screened and enclosed by a natural barrier, wall, or fence a minimum of five feet in 
height. The outdoor play area shall be designed to reduce noise impacts on adjacent properties.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2019-2464, § 3, 11-5-2019) 

18.30.090 Condominium conversions. 

The conversion of existing apartments, hotels and motels, and other rental properties to condominiums, 
community projects, or stock cooperatives may be permitted if the following conditions are satisfied:  

A. Permit. A conditional use permit is required and the following findings shall be made:  

1. The proposal is consistent with housing element goals and objectives;  

2. Plans and reports submitted by the applicant, along with conditions of approval, show that 
necessary upgrading will be completed prior to the sale of any unit;  

B. Tentative and Parcel Maps. A conversion shall comply with requirements for tentative and final parcel 
maps.  

C. Subdivision Map Act. Requirements of the state Subdivision Map Act will be satisfied, specifically with 
regard to requirements for notice to tenants and right of tenants to exclusive contract for purchase in 
condominium, community apartment or stock cooperative projects.  

D. Physical Elements Reports.  
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1. At the time of submitting the conditional use permit application required in subsection (A) of this 
section, the applicant shall submit a report or reports on the status of the physical elements of 
the project, including the condition and remaining useful life of building foundations and walls, 
roofs, electrical systems, plumbing systems, mechanical systems, recreational facilities, parking 
and other paved areas and drainage facilities. These reports shall be prepared by California 
licensed structural or civil engineers or private home inspectors and they shall include a detailed 
evaluation of the existing physical elements, a recommendation on their status including any 
necessary repairs or replacement, either immediate or in the future, and a certification of the 
findings. The reports shall also specifically address or include the following:  

a. Measures that should be taken to improve sound attenuation between units (except for projects 

built after July 1, 1979 in compliance with the building code);  

b. Structural pest report;  

c. Building history report identifying the date of construction of all elements;  

d. Characteristics of the building not in compliance with currently applicable building or housing 

codes, and with codes in effect at the time of construction;  

e. The need for smoke detectors in individual units, as well as for other on-site fire protection 

systems maintained by the homeowners association.  

2. The planning commission, or city council on appeal, shall review these reports to determine the 
need to repair or replace any existing physical elements as a condition of approving the proposed 
conversion.  

E. Other Materials. Any other materials required by the planning division to provide evidence in support 
of the above conditions shall be submitted before the conditional use permit application is determined 
complete.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.100 Conversions to nonresidential use. 

A. Generally. A structure or building intended or designed to be used as a dwelling unit may be used in the 
commercial and industrial zones for a permitted commercial or industrial use, subject to the provisions of 
this chapter.  

B. Approval. Approval of a site plan by the Planning Commission is required..  

C. Removal of Residential Facilities. All facilities for living, sleeping, cooking, and dining shall be permanently 
removed except for employee dining facilities.  

D. Compliance with Zoning Regulations. All other provisions of this title shall be complied with.  

E. Building Occupancy. The structure or building shall not be used or occupied until after the issuance of a 
certificate of occupancy by the building official. Any change of occupancy shall comply with all requirements 
of the building code of the city and this title.  

F. Dwelling Unit of Historical Character. When application is made for approval to convert a dwelling unit of 
recognized historical character, the planning commission may deny a permit on grounds of unsuitability of 
the proposed use.  

G. Dwelling Unit Used as a Place of Assembly. A dwelling unit or any portion thereof shall be permitted to be 
converted and/or used as a place of assembly as defined by this title only by the issuance of a conditional use 
permit.  

H. Design and Aesthetics. In the approval of any plans for the conversion of a residential structure for any of the 
uses permitted under this chapter, the planning commission shall take into consideration the architectural 
design of the structure, as well as the aesthetic quality of the structure and the property.  
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(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.110 Emergency shelters. 

A. Purpose. This section establishes standards for the development and operation of emergency shelters where 
permitted by right as set forth in Division 2.  

B. Permitted Use. In compliance with SB 2 effective January 1, 2008, emergency shelters shall be allowed as a 
permitted use without the need for a conditional use permit and are exempt from CEQA (California 
Environmental Quality Act).  

C. Limitations on Location.  

1. Eligible Locations. A new facility shall be a permitted use in the light industrial (IL) zone only.  

2. Separation Between Emergency Shelters. A new emergency shelter shall not be closer than three 
hundred feet to another emergency shelter as measured between property lines.  

D. Lighting. Adequate external lighting shall be provided for security purposes to ensure fully lit parking, 
gathering and waiting areas.  

E. Building Design Standards.  

1. Number of Beds. An emergency shelter shall contain a maximum of one bed per one hundred fifty 
square feet of sleeping area not to exceed fifty beds and shall serve no more than fifty persons.  

2. Client Waiting Areas. Emergency shelters shall have an interior, enclosed client waiting and intake area 
large enough to accommodate the number of persons equal to twenty-five percent of the number of 
beds. The area shall be based on space required for seated persons. Any exterior overflow waiting area 
shall be fenced, screened, gated, and covered and shall not obstruct sidewalks or driveways.  

3. Client Gathering Areas. Emergency shelters shall have an interior multipurpose area separate from the 
sleeping area. The multi-purpose area shall be provided with space equal to at least ten square feet per 
bed, but not be less than two hundred fifty square feet. The multipurpose area shall have an exterior 
gathering area equal to at least fifty square feet per bed and shall be fenced, screened, and 
landscaped.  

F. Facility Operating Standards.  

1. On-Site Management. The facility shall maintain a management plan. The management plan must 
document that management and staffing is sufficient for adequate control of the facility. The 
management plan shall include descriptions of:  

a. On-site management.  

b. Staffing levels and qualifications.  

c. Client services offered and case management.  

d. Behavior guidelines including no drug or alcohol use.  

e. Facility maintenance.  

f. Emergency plan.  

g. Security plan.  
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2. Vehicle Parking. The number of off-street parking spaces shall be calculated based on the amount of 
office space at the facility or one parking space per employee. The square footage of office space shall 
be used to determine the number of spaces per the standards specified in Chapter 18.45 (Parking and 
Loading Requirements). The number of parking spaces based on this calculation shall not exceed the 
number of parking spaces required for other residential or commercial uses within the same zone as 
the emergency shelter. 

3. Length of Stay. Temporary shelter shall be available to residents for a maximum of six months.  

4. Hours of Operation. The emergency shelter shall only accept clients between the hours of seven a.m. 
and eight p.m.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.120 Hazardous waste facilities. 

A. Definition.  

1. "Hazardous waste facility" shall be defined as specified by the California Health and Safety Code and 
San Diego County Hazardous Waste Management Plan.  

B. Approval. Hazardous waste facilities may be permitted only in the medium industrial (IM), heavy industrial 
(IH) zones and shall require approval of a conditional use permit. Data, policies, criteria and procedures 
contained in the San Diego County Hazardous Waste Management Plan shall be utilized for evaluation of 
applications for hazardous waste facilities. The siting criteria, the conditional use permit procedure and the 
fair share policies of the plan shall be utilized in making decisions on such applications.  

C. Grant Conditions. Before any conditional use permit may be granted for a new hazardous waste facility 
project or for modification of an existing facility, in addition to the conditions required by Section 18.12.110, 
it shall be found that the proposed facility is in compliance with the following siting criteria documents of the 
County of San Diego Hazardous Waste Management Plan:  

1. Section E, entitled "Local and Regional Facility Needs," of Chapter IX, entitled "Siting and Permitting of 
Hazardous Waste Facilities" (Pages IX-35 through IX-37);  

2. Appendix IX-A, entitled "Siting Criteria for Evaluating Hazardous Waste Management Facility Siting 
Proposals in San Diego County"; and  

3. Appendix IX-B, entitled "General Areas for Siting Hazardous Waste Management Facilities."  

D. Information Requirements. An application for a conditional use permit for a hazardous waste facility project 
shall provide information required by the planning director to show conformance with procedural 
requirements of Article 8.7 of the California Health and Safety Code. Such information may include but shall 
not be limited to documentation from the state office of permit assistance regarding procedures required for 
approval of the proposed facility.  

E. Related Permit Requirements. All applicable zoning, subdivision, conditional use permit and variance 
decisions made by the city shall be consistent with the siting criteria documents of the County of San Diego 
Hazardous Waste Management Plan listed in subsection (C), above.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Page 544 of 1838



 

 
Page 125 of 296 

18.30.130 Helicopter operations. 

A. Purpose. The purpose of this section is to provide rules and regulations governing the conduct of the 
operation of helicopters and related facilities within the city.  

B. Conditional Use Permit. No person shall operate or maintain a heliport or helistop without first obtaining a 
conditional use permit and demonstrating that the facility will comply with FAA regulations.  

C. Temporary Heliport or Helistop Permits.  

1. No person shall operate a helicopter to or from any property within the city other than a heliport or 
helistop approved by the city (except in cases of an emergency situation); provided, however, that the 
landing and takeoff of helicopters at places other than approved heliports and helistops may be 
authorized for specifically designated and limited times. Such authorization shall not exceed a thirty-
day period.  

2. Every application for a temporary heliport or helistop permit shall include the following:  

a. Copy of application for state approval;  

b. Copy of application for Federal Aviation Administration approval;  

c. Written approval of landowner or duly authorized agent or representative;  

d. Certificate of insurance.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.140 Mobile homes and similar temporary structures. 

A. Use as Dwelling—Restrictions. A mobile home shall not be used for living or sleeping purposes except when 
located in an approved mobile home park or unless it meets the criteria for factory built housing in state law 
as defined by Civil Code Section 18.007.  

B. Restrictions. A mobile home, modular structure, or other temporary structure shall not be used as a business 
or other commercial use in any zone except that a modular structure may be used as a temporary office or 
classroom for a period of no longer than one year, subject to the issuance of a temporary use permit. This 
prohibition shall not apply to any former landfill site which is subject to the regulatory order or directive of a 
regulatory agency, due to the existence on the site of hazardous materials as defined by Section 25260 of the 
California Health and Safety Code.  

C. Mobile Home Park—Conditional Use Permit. The development of a mobile home park shall require the 
issuance of a conditional use permit to ensure that such development will be compatible with existing and 
permitted uses in the adjacent areas. The conditions of approval may include, but shall not be limited to, 
external traffic circulation, screening walls and plantings, park layout and design (including architectural 
design), lot size and shape, landscaping, signs, parking, usable open space and recreation areas, and service 
buildings.  

D. Mobile Home Park—Screening. When located on a lot adjoining another residential use, mobile home parks 
shall be permanently screened from such adjoining property by a fence or wall and suitable landscaping, 
adjacent to or opposite the other residential use.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.30.150 Outdoor display or sale of merchandise. 

A. Outdoor Display or Sale of Merchandise Prohibited—General. The outdoor display or sale of merchandise on 
public or private property is unlawful, except as provided in this section. Merchandise is displayed outdoors 
when it is placed to the exterior of a building or structure.  

B. Permitted Displays in Commercial, Mixed-Use, and Industrial Zones.  

1. In commercial, mixed-use, and industrial zones, service stations, auto dealers, recreational vehicle sales 
lots, nurseries, licensed flower shops, grocers, and neighborhood corner stores limited to the sale of 
fresh produce and flowers and building material yards may display merchandise outdoors only on the 
same site approved for the business.  

2. Other businesses in commercial, mixed-use, and industrial zones shall not display or sell merchandise 
outdoors except pursuant to a determination by the planning department that the display would be 
customary with that type of business and consistent with or comparable to the types of uses.  

3. Other items not covered in this section may be permissible as allowed by an established right-of-way 
enhancement program.  

C. Special Promotions.  

1. Except as allowed by subsection (B) all other businesses in the commercial, mixed-use, and industrial 
zones are permitted to have special promotions at which outdoors display and sales will be allowed, 
limited to a maximum of three consecutive days each, including all set-up and takedown time. No 
business shall have more than two such sales in a calendar year. There shall be a period of at least 
thirty days between sales.  

2. Special promotions involving outdoor display of merchandise which are to last more than three days, 
or would involve more than two such sales in any calendar year, are not allowed unless city council 
approval in accordance with Chapter 15.60 is first obtained. All sales shall be limited to the site 
approved for the business.  

3. No business shall conduct a special promotion with an outdoor display on a property unless the 
business has a permanent business address on that property. This restriction shall not apply to sales 
conducted entirely indoors.  

D. Seasonal Sale of Christmas Trees and Pumpkins.  

1. The seasonal sale of Christmas trees and pumpkins outdoors is permitted only in commercial and 
mixed-use zones on property developed with a commercial use or on vacant property in a commercial 
or mixed-use zone.  

2. Displays and sales of Christmas trees and pumpkins are limited to thirty-five days respectively, 
including installation and removal of all related materials. A business license shall be obtained each 
year prior to setting up displays.  

E. Outdoor Vending Machines. Outdoor vending machines are allowed in all commercial and mixed-use zones. 
Outdoor vending machines shall:  

1. Be located along the front facade of a building or against a structure designed to accommodate them;  

2. Occupy not more than ten percent the length of the wall facing the street or access drive, or twenty 
feet, whichever is less;  

3. Not obstruct private pedestrian walkways; a minimum of forty-four inches shall be kept clear of 
obstructions, or more if pedestrian traffic volume warrants. They are not allowed on public sidewalks.  
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(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2017-2440, § 4, 10-17-2017) 

18.30.160 Outdoor storage. 

A. Enclosure. All outdoor storage, in any zone, which occupies a volume of more than sixty cubic feet and is 
visible from any abutting public street, or which abuts property used for residential purposes, shall be 
enclosed by a view-obscuring fence or wall at least six feet high. All gates provided for ingress and egress in 
any required fence or wall shall be at least six feet in height and shall be of view-obscuring construction.  

B. Stacking Stored Materials—Height Limitation. Merchandise, materials, equipment, or other goods, other 
than neatly stacked lumber in lumberyards, shall be stacked in outdoor storage areas to a height no greater 
than that of any building, wall, fence, or gate enclosing the storage area. For scrap metal processing yards, 
see Section 18.30.180.  

C. Posting Signs or Devices Prohibited. No sign, picture, transparency, advertisement, or mechanical device 
which is used for the purpose of or which does advertise or bring to notice any person or persons, or article 
or articles of merchandise, or any business or profession, or anything that is to be or has been sold, bartered 
or given away shall be placed or caused to be placed or to be maintained or caused to be maintained upon 
the outward face of any gate, fence or wall enclosing any outdoor storage area.  

D. Storage in Yard Setback Prohibited. No storage shall be permitted in any required front or side yard setbacks 
adjacent to a public street or highway.  

E. Materials Storage During Construction. During construction and sixty days thereafter, property in said project 
area may be used for the storage of materials, excluding batch plants, used in the construction of the 
individual buildings in the project and for the contractor's temporary office.  

F. Areas Designated for Storage. Except as specified herein, no other areas shall be used for outdoor storage. 
Areas designated for storage or which are otherwise restricted to vehicular passage shall be indicated on the 
plot plan and be so maintained. .All areas of the yard open to vehicular passage shall be paved.  

G. Specific Storage Regulations in Commercial, Mixed-Use, and Industrial Zones. In the commercial, mixed-use, 
and industrial zones, the following regulations shall apply:  

1. The storage of all materials or wastes which might cause fumes or dust, or which constitute a fire 
hazard, or which may be edible by or otherwise attractive to insects or rodents, unless said materials or 
wastes are stored outdoors in closed containers, is prohibited.  

2. The storage of corrosive materials is permitted subject to the provisions of the city fire code.  

3. Activities involving the storage of fire and explosive hazard materials shall be conducted in accordance 
with the city fire code.  

4. Toxic or dangerous materials shall be stored in a manner that insures against their escape from the 
premises to the detriment of public safety, health or welfare.  

5. No material, equipment, or goods of any kind shall be stored on the roof of any building in any zone.  

6. In the industrial zones, the storage or materials, liquids, or wastes upon any lot in such form or manner 
that they may be transferred or flow off said lot by natural causes or forces is prohibited.  

7. Shipping containers and truck trailers shall not be used for storage purposes in any zone, except 
pursuant to a temporary use permit as approved by the city council.  

H. Rubbish Storage.  
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1. Rubbish and solid waste shall be disposed of by public facilities, when available. Liquid wastes shall be 
promptly and properly disposed of in a manner acceptable to the city and to the San Diego 
Metropolitan Sewer District. Where public facilities are not provided for disposal, rubbish and solid 
waste shall be contained in rodent proof, nonflammable, waterproof storage containers with close-
fitting lids. When liquid wastes are of such a character as to be unacceptable in the public sewer 
system, such wastes shall be stored in suitable containers or tanks until transfer. Such containers or 
tanks shall comply with the city fire code and other applicable regulations in this title.  

2. All storage and disposal facilities shall be screened from all public view. In the residential, commercial, 
mixed-use, and institutional zones such screening shall be of solid masonry construction with sturdy 
gates of view-obscuring design. Location and accessibility shall be subject to site plan review.  

3. Any building or structure or portion of building or structure used for storage of rubbish-and waste shall 
contain an approved floor drain connected to the public sewer system.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.170 Recycling collection facilities. 

A. Purpose. It is the intent and purpose of this chapter to establish reasonable regulations for establishment of 
recycling collection facilities to encourage and facilitate the recycling of glass, aluminum, plastic and 
nonaluminum metal beverage containers in a safe and convenient manner.  

B. Definitions. For the purpose of this chapter, the following words shall have the following meanings:  

1. Igloos. An "igloo" is a small, moveable collection bin or container occupying no more than forty square 
feet each.  

2. Mobile Recycling Unit. A "mobile recycling unit" means an automobile, truck, trailer or van, licensed by 
the department of motor vehicles, which is used for the collection of recyclable materials. A mobile 
recycling unit also means the bins, boxes or containers, other than igloos, transported by trucks, vans, 
or trailers, and used for the collection of recyclable materials.  

3. Recyclable Material. "Recyclable material" is reusable material including aluminum, nonaluminum 
metal, glass and plastic beverage containers, which are intended for reuse, remanufacture, or 
reconstitution for the purpose of using the altered form. Recyclable material as described in this 
section does not include paper, refuse, motor oil or other hazardous materials.  

4. Recycling Collection Facility. A "recycling collection facility" is a center for the collection of recyclable 
materials from the public by donation, redemption or purchase. A certified recycling facility means a 
recycling facility certified by the California Department of Conservation as meeting the requirements of 
the California Beverage Container Recycling and Litter Reduction Act of 1986. A recycling facility does 
not include storage containers located on the premises of a commercial or industrial use used solely for 
the collection of recyclable materials generated by that use. Recycling collection facilities include the 
following:  

a. Reverse vending machines;  

b. Igloos;  

c. Mobile recycling units.  

5. Reverse Vending Machine. A "reverse vending machine" is an automated mechanical device which 
accepts at least one or more types of empty beverage containers including aluminum and 
nonaluminum metal cans, glass and plastic bottles, and issues a cash refund or a redeemable credit slip 
with a value not less than the container's redemption value as determined by the state. A reverse 
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vending machine may sort and process containers mechanically; provided that the entire process is 
enclosed within the machine. In order to accept and temporarily store all four container types in a 
proportion commensurate with their relative redemption rates, and to meet the requirements of 
certification as a recycling facility, multiple grouping of reverse vending machines may be necessary. A 
"bulk reverse vending machine" is a reverse vending machine that is larger than fifty square feet; is 
designed to accept more than one container at a time; and will pay by weight instead of by container.  

6. Small Recycling Facility. A small recycling facility is defined as an igloo or reverse vending machine.  

C. Types of Facilities Permitted.  

1. Reverse vending machines, igloos, and mobile recycling units may be permitted subject to 
conformance with all of the following:  

a. Location within the MXC-1, MXC-2, MXD-1, MXD-2, MXT, CS, IL, and IM zones;  

b. Location within convenience zones designated by the State of California Department of 
Conservation, Division of Recycling;  

c. Certification or application for certification by the State of California;  

d. Required permits, as described in subsection (D);  

e. Operation and design standards, as described in subsection (E);  

f. No recycling collection facility shall be permitted if it is found that the facility or its operation will 
have a detrimental effect on public health, safety, or general welfare.  

D. Permits Required.  

1. Site Plan Review. Small recycling facilities, as defined in subsection (B), shall require site plan review 
approval.  

2. Conditional Use Permit. Mobile recycling units, as defined in subsection (B), shall require conditional 
use permit approval.  

E. Operation and Design Standards.  

1. Reverse vending machines shall comply with the following standards:  

a. Established in conjunction with a commercial use or community service facility which is in 
compliance with the zoning, building, and fire codes of the city:  

b. Located within thirty feet of the entrance to the commercial structure and shall not obstruct 
pedestrian or vehicular circulation;  

c. Not occupy parking spaces required by the primary use;  

d. Except for bulk reverse vending machines, occupy no more than fifty square feet of floor space 
per installation, including any protective enclosure, and be no more than eight feet in height; no 
more than four reverse vending machines at the site; bulk reverse vending machines shall occupy 
no more than three hundred square feet of floor space per installation, including any protective 
enclosure;  

e. Constructed and maintained with durable waterproof and rustproof material;  

f. Clearly marked to identify the type of material to be deposited, operating instructions, and the 
identity and phone number of the operator or responsible person to call if the machine is 
nonoperative;  
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g. Have a sign area of a maximum of four square feet per machine, exclusive of operating 
instructions;  

h. Maintained in a clean, litter-free condition on a daily basis;  

i. Illuminated to ensure comfortable and safe operation if operating hours are after dusk;  

j. Installation of all wiring required in accordance with the National Electrical Code, latest edition.  

2. Igloos shall comply with the following standards:  

a. Established in conjunction with an existing commercial use or community service facility which is 
in compliance with the zoning, building, and fire codes of the city;  

b. Occupy an area no larger than two hundred square feet;  

c. Set back at least ten feet from any front property line and shall not obstruct pedestrian or 
vehicular circulation;  

d. Accept only glass, metal, and plastic containers;  

e. No power-driven processing equipment used;  

f. Containers constructed and maintained with durable, waterproof and rust-proof material, 
covered when site is not attended, secured from unauthorized entry or removal of material, of a 
capacity sufficient to accommodate materials collected and collection schedule;  

g. All recyclable material stored in containers, and materials not left outside of containers at any 
time;  

h. Maintained free of litter and any undesirable materials;  

i. Not be located within fifty feet of a residentially zoned property;  

j. Operation of attended facilities located within one hundred feet of a property zoned or occupied 
for residential use only during the hours of nine a.m. and seven p.m.;  

k. Noise levels not exceeding sixty dBA as measured at the property line of residentially zoned or 
occupied property, and otherwise not exceeding sixty-five dBA;  

l. Location of containers for the twenty-four-hour donation of materials at least one hundred feet 
from any property zoned or occupied for residential use unless there is a recognized service 
corridor and acoustical shielding between the containers and the residential use;  

m. Labeling of containers to identify the type of material which may be deposited, identification of 
the facility with the name and telephone number of the facility operator and the hours of 
operation, and display of notice stating that no material shall be left outside the recycling 
enclosure or containers;  

n. Signing permitted as follows:  

i. Identification signs with a maximum of four square feet, in addition to informational signs 

required in subsection (E)(2)m, above;  

ii. Signs consistent with the character of the location;  

iii. Directional signs, bearing no advertising message, installed with the approval of the city manager 

or his/her designee if the facility is not visible from the public right-of-way;  

iv. Authorization from the city manager or his/her designee for increase in the number and size of 

signs upon finding that it is compatible with adjacent businesses.  

o. Required landscape area not occupied or interfered with;  
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p. No occupation of parking spaces on the site unless deemed necessary and authorized by the city 
manager or his/her designee; no additional parking spaces required for customers of an igloo 
collection facility located at the established parking lot of a host use; one space of host use 
permitted to be occupied by an attendant, if needed.  

3. Mobile recycling units shall comply with the following standards:  

a. Established in conjunction with an existing commercial use or community service facility which is 
in compliance with the zoning, building, and fire codes of the city;  

b. No larger than three hundred fifty square feet and occupy no more than three parking spaces not 
including space that will be periodically needed for removal of materials or exchange of 
containers;  

c. Set back at least ten feet from any front property line and shall not obstruct pedestrian or 
vehicular circulation;  

d. Accept only glass, aluminum, nonaluminum, and plastic containers;  

e. No power-driven processing equipment used;  

f. Containers constructed and maintained with durable waterproof and rustproof material, covered 
when site is not attended, secured from unauthorized entry or removal of material, and of a 
capacity sufficient to accommodate materials collected and collection schedule;  

g. All recyclable materials stored in containers or in the mobile unit vehicle, and not left outside of 
containers at any time;  

h. Maintained free of litter and any other undesirable materials; mobile facilities, at which truck or 
containers are removed at the end of each collection day, swept at the end of each collection 
day;  

i. Noise levels not exceeding sixty dBA as measured at the property line of residentially zoned or 
occupied property, and otherwise not exceeding sixty-five dBA;  

j. Not to be located within fifty feet of a residentially zoned property;  

k. Operation of attended facilities located within one hundred feet of a property zoned or occupied 
for residential use only during the hours of nine a.m. and seven p.m.;  

l. Location of containers for the twenty-four-hour donation of materials at least one hundred feet 
from any property zoned or occupied for residential use unless there is a recognized service 
corridor and acoustical shielding between the containers and the residential use;  

m. Labeling of containers to identify the type of material which may be deposited; identification of 
the facility to identify the name and telephone number of the facility operator and the hours of 
operation, and display of a notice stating that no material shall be left outside the recycling 
enclosure or containers;  

n. Signing permitted as follows:  

i. Identification signs with a maximum of four square feet, in addition to informational signs 

required in subsection (E)(3)m, above;  

ii. Signs consistent with the character of the location;  

iii. Directional signs, bearing no advertising message, installed with the approval of the city manager 

or his/her designee if the facility is not visible from the public right-of-way;  

iv. Authorization from the city manager or his/her designee for increase in the number and size of 

signs upon finding that it is compatible with adjacent businesses.  

o. Required landscape area not occupied or interfered with;  
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p. No additional parking spaces required for customers of a mobile recycling unit located at the 
established parking lot of a host use; one space of the host use permitted to be occupied by the 
attendant, if needed;  

q. Area clearly marked to prohibit other vehicular parking during hours when the mobile unit is 
scheduled to be present;  

r. No reduction of available parking spaces below the minimum number required for the primary 
host use unless a parking study shows that existing parking capacity is not already fully utilized 
during the time the recycling facility will be on the site; reduction in available parking spaces in 
an established parking facility then permitted as follows:  

i. For a commercial host use:  

Number of  
Parking Spaces  

Available  

Maximum  
Reduction  

0—25  0  
26—35  2  
36—49  3  

50+  4  
 

ii. For a community facility host use, a maximum of four spaces reduction will be allowed when not 

in conflict with parking needs of the host use.  

F. Additional Requirements. Additional requirements may be required as conditions of permit approval.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.180 Scrap metal processing. 

A. Regulations Generally. Scrap metal yards, scrap or used metal sales, and scrap metal processing shall be 
operated in accordance with the provisions of this section. This shall not relieve the operators of scrap metal 
processing uses from complying with all city regulations, laws, and ordinances.  

B. Site Plan Review Required. All scrap metal processing uses shall be subject to site plan review.  

C. Salvage or Junk Storage Restrictions. The storage of salvage or junk shall not be placed or allowed to remain 
outside of the enclosed yard area. It may be stored above the height of the fence or wall, provided such 
storage is not within ten feet of an exterior lot line. Nonmetallic salvage or processing not clearly incidental 
to the principal use shall not be allowed.  

D. Fences and Walls—Required. The entire premises shall be enclosed by fences and walls of uniform height in 
relation to the ground upon which they stand. Such fences or walls shall be a minimum of eight feet high and 
shall not exceed 15 feet in height.  

E. Fences and Walls—Materials. All fences and walls open to view from any street shall be constructed of the 
following materials:  

1. Metallic panels, at least .024 inches thick, painted with a baked-on enamel or similar permanent finish. 
All fences constructed with metallic panels exposed to view from the exterior side shall have an interior 
face of solid wood not less than two inches thick from the ground to the top of such fence;  

2. Masonry;  

3. Other materials comparable to the foregoing if approved by the planning division.  
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F. Fences and Walls—Construction Standards. All fences and walls shall be constructed in a workmanlike 
manner and shall consist solely of new materials, unless the director of planning approves the substitution of 
used materials where, in his opinion, such used materials will provide the equivalent in service, appearance, 
and useful life.  

G. Fences and Walls—Painting. All fences and walls, excluding masonry and approved permanent finish panels, 
shall be painted a uniform complimentary color, excluding black, which blends with the surrounding terrain 
and improvements, and shall be maintained in a neat, orderly condition at all times. Such fence or wall shall 
contain no painted signs or posters except as approved by the director of planning. In all cases, colors shall 
be subject to approval by the director of planning.  

H. Standards for Structures. Any structures which are used as part of the yard boundaries and/or are exposed to 
view from a street frontage shall be subject to painting, maintenance and sign requirements for fences and 
walls as provided in Chapter 18.43. The planning division may approve other appropriate architectural 
treatment.  

I. Paving of Yards. Areas designated for storage or which are otherwise restricted to vehicular passage shall be 
indicated on the site plan and shall be so maintained. All areas of the yard open to vehicular passage shall be 
paved  

J. Landscaping.  

1. Along each street frontage, all required setbacks and the adjacent street parkways shall be fully 
landscaped.  

2. A permanent automatic irrigation system shall be provided which satisfactorily irrigates all planted 
areas.  

3. All landscaped areas shall be continuously and properly maintained in good condition.  

K. Painting and Maintenance. All equipment, structures, etc., extending above the height of exterior fences 
shall be continuously maintained and painted in a neat and orderly fashion.  

L. Storage and Combustibles. Containers approved by the city fire department shall be provided for the storage 
of combustible materials removed from scrap autos delivered to the site.  

M. Litter Prohibited. The entire site shall be continuously maintained to prevent accumulations of weeds, 
rubbish, litter, or combustible waste. Any incidents of rat or vermin harborage shall be promptly corrected.  

N. Performance Standards. All salvage operations shall comply with the performance standards for air pollution, 
noise, vibration, and glare as set forth in Section 18.40.030 and Title 7 of the Municipal Code.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.190 Service stations and convenience stores with gasoline pumps. 

A. Conditional Use Permit Required. The development and construction of all service stations shall be subject to 
the issuance of a conditional use permit.  

B. Frontage. The site shall have a minimum of one hundred feet of frontage on a dedicated street.  

C. Minimum Site Area. The minimum site area shall be fifteen thousand square feet.  

D. Site Planning Standards.  

1. Bay doors of service stations and automotive maintenance and repair facilities should not be visible 
from the major street, whenever possible.  
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2. Fuel pump islands and canopies should be screened by the main building structure. The convenience 
store should be placed at the street frontage with display windows along the sidewalk, to encourage 
pedestrian use.  

3. Curb cuts shall be limited to one per street for corner locations, or two per street for mid-block 
locations.  

4. Curb cuts on the same street shall be spaced at least twenty-five feet apart.  

E. Screening. When a service station adjoins a residential zone along a rear or side lot line, a masonry screening 
wall, not less than five feet and no more than six feet in height, shall be erected along such adjoining lot line.  

F. Building Fronts.  

1. All building materials and designs shall be consistent with the general standards for commercial 
businesses. Metal buildings are not permitted.  

2. The design of stand-alone gas stations and convenience stores should conform to the dominant 
existing or planned character of the surrounding neighborhood or development. This can be 
accomplished through the use of similar forms, materials and colors.  

3. The design of a facility that occupies a pad or portion of a building within a larger commercial center 
should be designed to reflect the design elements of that center.  

4. All sides of a building visible from the street shall express consistent architectural detail and character.  

G. Pump Island Canopies and Other Buildings and Structures. All structures on the site (including kiosks, car 
wash buildings, pump island canopies, and screen walls) shall be architecturally consistent with the main 
structure, including roof design, color, materials, and architectural details.  

H. Landscaping—Generally. Ten percent of the gross site area shall be devoted to landscaping.  

I. Open Area—Surfacing. All open areas, not included in landscaped areas shall be paved.  

J. Use Regulations. The operation of all service stations shall be in accordance with the following regulations:  

1. Uses permissible at a service station do not include body or fender work or automobile painting unless 
they are permissible uses within the particular zone. Dismantling of automobiles for the purpose of 
selling parts is prohibited.  

2. All repair work being conducted shall be within a structure which shall be attached to the existing 
service station facility.  

3. Adequate facilities for such repair shall be available.  

4. No outdoor storage of disabled vehicles, vehicles under repair, automobile parts, or repair equipment 
shall be allowed at any time.  

5. Major repairs shall be conducted only between the hours of seven a.m. and seven p.m.  

6. Operations outside permanent structures shall be limited to the dispensing of motor fuels and servicing 
of tires, batteries and/or automobile accessories.  

K. Gasoline Pumps as an Accessory Use. This section shall have no effect on the installation and operation of a 
gasoline pump or pumps, or lube oil drums which are used solely to service the motorized equipment of 
commercial, manufacturing or industrial use of the land upon which the pump or drum is installed; provided, 
however, that the pump or drum shall not be installed or operated on any parcel of land not included within 
the land of the permissible principal use.  
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L. Sale of Gasoline as an Accessory Use.  

1. The sale of gasoline as an accessory use to a permitted use shall require the issuance of a conditional 
use permit.  

2. The sale of gasoline as an accessory use will be allowed only in zones in which the sale of gasoline as a 
principal use is allowed.  

M. Sale of Non-automotive Products at Service Stations. The sale of nonautomotive products in service stations 
is permitted as follows:  

1. Such products must be displayed within an enclosed permanent building.  

2. The display area shall be a maximum of two hundred sixteen cubic feet, except that a conditional use 
permit may be issued to authorize additional areas of display, where such use is otherwise permitted 
by this title. The sale of any alcoholic beverages is prohibited, regardless of the display area, unless 
specifically authorized by a conditional use permit.  

N. Lighting.  

1. General. All lighting shall be directed away from adjoining properties and streets and shall be so 
shielded and adjusted that the light is directed to fall only on the same premises upon which the light 
source is located.  

2. Canopy Lighting.  

a. Lights shall not be mounted on the top or sides of the canopy. The sides shall not be illuminated 
in any manner.  

b. Fuel pump canopies shall not be internally illuminated. Light fixtures shall be completely recessed 
into the canopy so that the light source is concealed.  

O. Enhanced Vapor Recovery Systems (EVR). As required by AST Executive Order VR-401-B adopted by State of 
California Air Resources Board, as of April 1, 2009, all gasoline dispensary facilities with underground storage 
tanks must upgrade to an Enhanced Vapor Recovery System (EVR) Phase II. All EVR Systems, including pipes 
that and other components that extend beyond/above the tank, shall be screened from view.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.200 Sidewalk cafés. 

A. Purpose. Sidewalk cafés make a significant contribution to the quality of public spaces and community life. 
They provide an active street frontage that is lively and dynamic. They are natural locations for social 
interaction. The purpose of this section is to provide procedures for and standards to encourage the 
establishment of sidewalk cafes wherever permitted.  

B. Permit Requirements. A sidewalk café shall require the approval of a right-of-way permit as specified by an 
established right-of-way enhancement program.  

C. Review Authority. A sidewalk café may be approved by the planning division if it is determined that the 
proposed café is in conformity with all of the requirements of this section. An encroachment permit must 
thereafter be obtained from the city council.  

D. Limitations and Requirements.  

1. Where Permitted. A sidewalk café may be permitted only in a zoning district that allows indoor 
restaurants, and then only if the sidewalk café is situated adjacent, as specified below, to an indoor 
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restaurant and the sidewalk café's operation is incidental to and a part of the operation of such 
adjacent indoor restaurant.  

a. A sidewalk café may be located on the public sidewalk immediately adjacent to and abutting the 
indoor restaurant which operates the café, provided that the area in which the sidewalk café is 
located extends no farther along the sidewalk's length than the actual sidewalk frontage of the 
operating indoor restaurant and all other applicable provisions of this section are fulfilled.  

b. The service of alcoholic beverage to customers using the sidewalk café is prohibited.  

2. Sidewalk Clearances. A sidewalk café may be permitted only where the sidewalk is wide enough to 
adequately accommodate both the usual pedestrian traffic in the area and the operation of fifty 
percent of the sidewalk's width at any point and not less than eight consecutive feet of sidewalk width 
at every point shall be kept clear and unimpeded for pedestrian traffic.  

3. Outdoor Furniture. All tables and chairs comprising a sidewalk café shall be set back not less than two 
feet from any curb and from any sidewalk or street barrier, including a bollard, and shall not be 
situated within eight feet of any designated bus stop. All outdoor dining furniture, including tables, 
chairs, umbrellas, and planters, shall be movable. All outdoor furniture must be of commercial quality 
to withstand the wear of outdoor use; plastic tables and chairs are not permitted. Outdoor furniture 
should be complimentary to the adjoining indoor business design and make a positive contribution to 
the street environment. Umbrellas must be secured with a minimum base of not less than sixty 
pounds. Outdoor heaters, music, or speakers are prohibited.  

4. Signage. No signing shall be allowed at any outdoor café except for the name of the establishment on 
an awning or umbrella fringe.  

5. Food and Beverages. A sidewalk café may serve only food and nonalcoholic beverages prepared or 
stocked for sale at the adjoining indoor restaurant.  

6. Service Requirements. The outdoor preparation of food and busing/server stations are prohibited at 
sidewalk cafes. The presetting of tables with utensils, glasses, napkins, condiments, and the like is 
prohibited. All exterior surfaces within the café shall be easily cleanable and shall be kept clean at all 
times by the permittee. Trash and refuse storage for the sidewalk café shall not be permitted within 
the outdoor dining area or on adjacent sidewalk areas and the permittee shall remove all trash and 
litter as they accumulate. The permittee is responsible for maintaining the outdoor dining area, 
including the sidewalk surface and furniture and adjacent areas in a clean and safe condition.  

7. Hours of Operation. Sidewalk cafes may only operate between the hours of seven a.m. and ten p.m. 
and shall be setback a minimum of one hundred fifty feet from the property line of any parcel occupied 
by a detached single-family residence. Tables, chairs, and all other furniture used in the operation of an 
outdoor café shall be removed from the sidewalk and stored indoors at night and whenever the café is 
not in operation.  

E. Power to Suspend Operation of Sidewalk Café. The city shall have the right and power, acting through the 
city manager or his/her designee, to suspend the operation of a sidewalk café at any time because of 
anticipated or actual problems or conflicts in the use of the sidewalk area. Such problems and conflicts may 
arise from, but are not limited to, scheduled festivals and similar events, or parades or marches, or repairs to 
the street or sidewalk, or from demonstrations or emergencies occurring in the area. To the extent possible, 
the permittee shall be given prior written notice of any time period during which the operation of the 
sidewalk café will be suspended by the city, but any failure to give prior written notice shall not affect the 
right and power of the city to suspend the café's operation at any particular time.  

F. Findings and Conditions. In connection with granting approval for a minor use permit for a sidewalk café, the 
planning division shall make findings that the proposed operation meets the limitations of this section and 
may impose conditions in granting its approval as deemed are needed to ensure that the proposed operation 
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will meet the operating requirements and conditions set forth in this section and to assure that the public 
safety and welfare will be protected.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2017-2440, § 5, 10-17-2017) 

18.30.210 Small wind energy systems. 

A. Purpose. The intent of the section is to allow for the limited use of wind turbines or windmills throughout the 
city for the purpose of small-scale generation of electricity to serve the needs of a home, institutional or 
open space land use, or business. These provisions are intended to ensure that such facilities are well 
designed, carefully sited, and operated in a manner that will not pose a nuisance or hazard to the general 
public or nearby neighbors. In addition, these provisions are intended to preserve and protect public health 
and safety without significantly increasing the cost or decreasing the efficiency of small wind energy systems.  

B. Definitions.  

1. "Roof peak" is the highest point of a roof excluding any architectural feature such as a cupola, parapet, 
turret, tower, elevator shaft enclosure, or similar architectural embellishment.  

2. "Small wind energy system" means a wind energy system consisting of a single wind turbine, tower, 
and associated control or conversion electronics providing electricity for a home, accessory dwelling 
unit, multi-family residential building, or small business.  

3. "Total height" means the vertical distance from ground level to the tip of a fully extended wind turbine 
blade at its highest point.  

4. "Tower" means a freestanding structure that supports a wind turbine.  

5. "Wind energy system" means equipment that converts and then stores or transfers energy from the 
wind into usable forms of energy and includes any base, blade, foundation, generator, nacelle, rotor, 
tower, transformer, turbine, vane, wire, or other component used in the system.  

6. "Wind turbine" means the mechanical and electrical conversion components mounted at the top of a 
tower in a wind energy system.  

C. Small Wind Energy System Standards. A small wind energy system shall be a permitted use in all zoning 
districts subject to the following requirements:  

1. Lot Size and Maximum Height.  

a. Small mono-pole wind energy systems shall be subject to the height limit of the underlying zone. 
One mono-pole wind energy system is permitted for each half-acre or portion thereof not to 
exceed three. Wind turbine systems shall comply with the FAA height regulations and coastal 
zone requirements.  

b. Roof-mounted wind energy systems shall be allowed on any lot size with a total height limit of 
ten feet above the peak of the roof and located the furthest distance from adjacent residences.  

2. Setbacks.  

a. A wind tower shall be set back a distance equal to the total height to the top of a fully extended 
blade from any public right-of-way or overhead utility lines and all property lines.  

b. No part of the wind system structure, including guy-wire anchors, may extend closer than 
accessory building setbacks of the appropriate zone to the property lines of the installation site.  
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3. Access. All ground mounted electrical and control equipment shall be secured to prevent unauthorized 
access and the tower shall be designed and installed so as not to provide step bolts or a ladder readily 
accessible to the public for a minimum height of eight feet above the ground.  

4. Noise. Small wind energy systems shall comply with the noise ordinance of the National City Municipal 
Code.  

5. Approved Wind Turbines. Small wind turbines must be approved by the emerging technologies 
program of the California Energy Commission or any other small wind certification program recognized 
by the American Wind Energy Association.  

6. Appearance.  

a. The wind generator and tower shall be painted in subdued tones of white, silver, light grey, or 
light blue or the manufacturer's original paint or finish shall be permitted if it complies with the 
subdued tones identified herein or should be designed and painted a color that blends with the 
surrounding natural or manmade features.  

b. Where mounted on a building, the installation shall be well integrated with the architecture of 
the building.  

7. Safety Precautions.  

a. A wind energy system shall be equipped with manual and automatic overspeed controls to limit 
the rotational speed of the blade within the design limits of the rotor.  

b. All wind towers shall have lightening protection.  

c. If a wind tower is supported by guy wires, the wires shall be clearly visible to the height of at least 
six feet above the guy wire anchors.  

d. The minimum distance between the ground and any part of the rotor blade system shall be 
fifteen feet.  

e. A six-feet-high fence with a locking gate shall be placed around the system's tower base.  

D. Permits.  

1. Small roof mounted wind energy systems are an accessory use permitted in all zoning districts. No 
small wind energy systems shall be erected, constructed, or installed without first receiving a building 
permit from the appropriate city authority. A building permit shall also be required for any 
modification to an existing small wind energy system.  

2. Small mono-pole wind energy systems and meteorological towers shall not be erected, constructed, or 
installed without first receiving a conditional use permit and a building permit from the appropriate 
city authorities. A building permit shall also be required for any modification to an existing system.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.220 Telecommunications facilities. 

A. Purpose. The purpose and intent of this section is to provide a uniform and comprehensive set of standards 
for the development, siting, and installation of wireless telecommunications facilities and antenna 
installation. These regulations are intended to protect and promote the public health, safety, and welfare of 
the residents of National City and to preserve community character and protect aesthetic quality in 
accordance with the guidelines and intent of the Telecommunications Act of 1996 and to encourage siting in 
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preferred locations to minimize aesthetic impacts and to minimize the intrusion of these uses into residential 
areas.  

B. Commercial Telecommunications Facilities on Private Property.  

1. Telecommunication facilities are subject to a conditional use permit and design review and shall 
comply with all applicable provisions of this section.  

2. Design guidelines for commercial facilities. To the greatest extent possible, commercial 
telecommunication facilities shall be sensitively designed and located to be compatible with and 
minimize visual impacts to surrounding areas, including public property. To this end, each facility shall 
comply with the following design guidelines.  

a. Innovative design solutions that minimize visual impacts should be utilized; stealth solutions 
where facilities are not detectable are especially encouraged.  

i. A good faith effort in achieving co-location shall be required of the host entity. Requests for 

utilization of facility space and response to such requests shall be made in a timely manner and in 

writing and copies shall be provided to the city. Co-location is not required in cases where the 

visual impacts are found to be substantial, the facility cannot reasonably accommodate additional 

facilities, or where good faith lease arrangements fail.  

ii. All properties found suitable for co-location and multiple users shall be designed to promote 

facility and site sharing. To this end telecommunication facilities and necessary appurtenances, 

shall be shared by site users, when in the determination of the planning commission, as 

appropriate, this will minimize overall visual impacts to the community.  

b. Telecommunication facilities shall be as small as possible and the minimum height necessary 
without compromising reasonable reception or transmission.  

c. Antennas and their support structures should be located on the rear half of property or 
structures when reasonable transmission and/or reception would not be impaired and when 
visual impacts would be reduced, unless no other feasible alternative location exists.  

d. Telecommunication facilities and appurtenances should not be situated between the primary 
building on the parcel and any public or private street adjoining the parcel.  

e. Telecommunication facilities should be located and designed to avoid blocking and/or 
substantially altering scenic views.  

f. Building mounted telecommunication facilities are encouraged rather than telecommunication 
towers.  

g. Building mounted telecommunication facilities should be integrated with existing structures.  

h. Telecommunication facilities should be designed and painted a color that blends with the 
surrounding natural or manmade features.  

i. Telecommunication facilities and appurtenances shall be screened by existing and/or proposed 
structures and landscaped to the extent possible without compromising reception and/or 
transmission.  

j. The design of fencing, landscaping, and other screening for telecommunication facilities shall be 
integrated and compatible with surrounding improvements.  

k. Multiple telecommunication facilities of reduced heights are encouraged to cover a service area 
where the visual impacts would be less than a single larger and more visually obtrusive tower.  

l. Co-location of commercial telecommunication towers and the use of the same site by multiple 
carriers is encouraged where feasible and found to be desirable.  
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m. Monopoles or guyed/lattice towers are discouraged except where satisfactory evidence is 
provided demonstrating that a self-supporting tower is needed to provide the height and/or 
capacity necessary for the proposed facility and visual impacts would be minimized.  

n. All utility lines serving the facility shall be under-grounded.  

o. Each commercial telecommunication facility shall be installed in a manner that will maintain and 
enhance existing native vegetation. Suitable landscaping to screen the facility shall also be 
installed where necessary.  

p. All major commercial telecommunication facilities, other than government owned facilities, shall 
be prohibited in residential zones.  

q. All major commercial telecommunication facilities shall be located at least 75 feet from any 
habitable structure, except for a habitable structure on the property in which the facility is 
located.  

3. Commercial transmission towers are prohibited.  

4. Telecommunication facilities shall conform to the requirements of the FCC.  

C. Amateur Radio and Citizen's Band Antennas. Amateur radio and citizen's band antennas shall comply with 
the following regulations, and all other applicable requirements of this section.  

1. The following amateur radio and citizen band facilities require site plan review only:  

a. An antenna facility that is not within the public view provided the facility otherwise complies with 
all other applicable provisions of this section. It shall be the responsibility of the applicant to 
prove that the proposed facility will not be in public view.  

b. No more than one ground mounted antenna per parcel, not to exceed thirty feet in height 
setback a distance equal to the height of the facility from the property line.  

c. No more than one building mounted antenna per parcel, not to exceed twelve feet in height 
above the highest part of the building.  

D. Receive-Only Television and Radio Antennas. Receive-only TV and radio antennas shall comply with the 
following regulations, and all other applicable requirements of this section.  

1. The following facilities require site plan review only provided they comply with subsection (E):  

a. An antenna that is not within the public view provided the facility otherwise complies with all 
other applicable provisions of this section. It shall be the responsibility of the applicant to prove 
that the proposed facility will not be in public view.  

b. Ground mounted facility that is a satellite dish one meter (3.28 feet) or less in diameter.  

c. Building mounted facility that is a satellite dish one meter (3.28 feet) or less in diameter.  

E. Development Criteria for All Facilities. Each antenna and other telecommunications facility, including exempt 
facilities, shall comply with the following requirements.  

1. The antenna shall be accessory to the primary use of the property which is not a telecommunications 
facility.  

2. No more than one citizen band, amateur radio, receive only TV or radio antenna tower is allowed per 
parcel.  
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3. Telecommunication facilities shall not be located within any setback area required by the applicable 
zoning district.  

4. Antennas and appurtenances should not be installed between the primary structure and any private or 
public street adjoining the parcel unless sufficiently screened, and no other feasible alternative exists.  

5. No portion of an antenna array shall extend beyond the property lines of the subject parcel, unless the 
affected property owner has given written consent to the encroachment and the consent has been 
recorded at the San Diego County Recorder. Any consent given under this condition shall set forth a 
procedure by which the consent may be terminated.  

6. The facility shall be as small as possible and the minimum height necessary without compromising 
reasonable reception and/or transmission.  

7. All hardware such as brackets, turnbuckles, clips, and similar items subject to rust or corrosion shall be 
protected by galvanizing or paint.  

8. Satellite dishes shall be painted a color that blends with their surroundings.  

9. Satellite dishes shall not be used as a sign or contain any advertising copy  

10. Facilities shall be screened by existing and/or proposed structures and landscaping to the extent 
possible without compromising reception and/or transmission.  

11. Each facility shall comply with all federal, state, and city codes, including FCC and FAA standards.  

F. Permit Requirements. A telecommunications facility shall require conditional use permit approval in 
compliance with this section, if not considered an amateur radio and citizen's band antenna pursuant to 
subsection (C) or exempt pursuant to subsection (D).  

1. Conditional Use Permit Required.  

a. A conditional use permit is required for all commercial telecommunication facilities. The review 
authority for conditional use permits is the planning commission.  

b. Application requirements for commercial facilities. In addition to the conditional use permit 
application requirements, the following information shall be submitted when applying for a 
telecommunications facility:  

i. A narrative description of the proposed facility, including the type of facility, type of technology 

and consumer services that provider will provide to its customers;  

ii. Area development, service area, and network maps;  

iii. Alternative site or location analysis;  

iv. Title reports; and  

v. Visual impact analysis, including photo montages, field mockups, line of site sections, and other 

techniques shall be prepared by or on behalf of the applicant which identifies the potential visual 

impacts of the facility, at design capacity. Consideration shall be given to views from public areas 

as well as from private properties. The analysis shall assess visual impacts of the facility and shall 

identify and include all technologically feasible mitigation measures.  

c. Exceptions. Exceptions to the requirements of this section may be granted through conditional 
use permit approval by the planning commission.  

G. Abandonment. Upon abandonment of a telecommunication facility, the facility shall be removed by the 
applicant and/or property owner and, where applicable, the site shall be restored to its natural condition.  

H. Notwithstanding any other provision of this section, all "small wireless facilities" as defined by the FCC in 47 
C.F.R. § 1.6002(l), as may be amended or superseded, shall be subject to permits and other requirements as 
specified in City Council Policy No. 506, which is adopted and may be amended or repealed by a City Council 
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resolution. If City Council Policy No. 506 is repealed and not replaced, an application for a small wireless 
facility shall be processed pursuant to this section.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2019-2457, § 3, 5-7-2019) 

18.30.230 Tobacco specialty businesses. 

Tobacco specialty businesses, where permitted pursuant to the Land Use Code, shall comply with the 
following standards:  

1. A conditional use permit is required.  

2. The business shall not be located within one thousand feet of any school, playground, recreation 
center or facility, childcare center, or library in the City of National City.  

3. No alcohol or food may be sold or consumed on the premises.  

4. No person under the age of twenty-one years of age may enter the premises unless that person is 
accompanied by his or her parent or legal guardian.  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2018-2451, § 3, 11-20-2018) 

18.30.240 Urban agriculture. 

A. Purpose. The purpose of urban agriculture is to ensure that urban garden areas are appropriately located 
and protected to meet needs for local food production, community health, recreation, community 
education, garden-related job training, environmental enhancement, preservation of green space, and 
community enjoyment.  

B. Definitions.  

1. "Coldframe" means an unheated outdoor structure consisting of a wooden or concrete frame and a top 
of glass or clear plastic, used for protecting seedlings and plans from the cold.  

2. "Community farm" is an area of land larger than one acre managed and maintained by an individual or 
group of individuals to grow and harvest food and horticultural products for shareholder consumption 
or for sale or donation. Shareholders may arrange to work on the farm in exchange for a share of the 
crops and/or pay for a portion of the crop in advance. A community farm may be a principal or 
accessory use. Sale and donation of food and horticultural products grown in the community farm may 
occur on-site.  

3. "Greenhouse" means a building made of glass, plastic, or fiberglass in which plants are cultivated.  

4. "Home garden" means a garden maintained by one or more individuals who reside in a dwelling unit 
located on the subject property. Food and horticultural; products grown in the home garden may be 
used for personal consumption or for donation or sale. On-site sales are not permitted. A home garden 
is an accessory use to a principal residential use.  

5. "Hoophouse" means a structure made of PVC piping or other material covered with translucent plastic, 
constructed in a "half-round" or "hoop" shape.  

6. "Neighborhood garden" is an area of land, one acre or less, managed and maintained by an individual 
or group of individuals to grow and harvest food and horticultural products for personal or group 
consumption, for sale or donation. A neighborhood garden may be divided into separate garden plots 
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for cultivation by one or more individuals or may be farmed collectively by members of the group. Sale 
and donation of food and horticultural products grown in the neighborhood garden may occur on-site. 
A neighborhood garden may be a principal or accessory use.  

7. "Rooftop garden" means any garden on the roof of a building. Besides the decorative benefit, roof 
plantings may provide food, temperature control, hydrological benefits, architectural enhancement, 
habitats or corridors for wildlife, and recreational opportunities.  

C. Permitted Primary Uses. Cultivation of edible vegetables, flowers, herbs, fruits and other plants in the 
ground, in raised beds, and in greenhouses which may have occasional sales of items at the site. Sale of 
nonagricultural times is prohibited.  

D. Permitted Accessory Uses.  

1. Only the following accessory uses and structures shall be permitted in both neighborhood gardens and 
community farms:  

a. Open space associated with and intended for use as garden areas.  

b. Signs limited to identification, information and directional signs, including sponsorship 
information where the sponsorship information is clearly secondary to other permitted 
information on any particular sign, in conformance with the regulations of the signage sections.  

c. Benches, bike racks, raised/accessible planting beds, compost bins, picnic tables, seasonal farm 
stands, fences, garden art, rain barrel systems, and children's play areas.  

d. Buildings, restroom facilities with composting toilets, and planting preparation houses.  

e. Off-street parking and walkways, in conformance with the regulations of Division 4.  

f. Tool sheds and shade pavilions.  

2. Only the following accessory uses shall be permitted on community farms:  

a. Greenhouses, hoophouses, coldframes, and similar structures used to extend the growing 
season.  

b. Buildings limited to barns, restroom facilities with composting toilets, and planting preparation 
houses.  

c. Cold storage.  

d. Packing facilities.  

e. Market stands.  

E. Supplemental Regulations. Uses and structures shall be developed and maintained in accordance with the 
following regulations:  

1. Location. Buildings associated with a community farm or neighborhood garden shall be set back from 
property lines of a residential district a minimum distance of ten feet,  

2. Height. No building or other structure shall be greater than sixteen feet in height.  

3. Building Coverage. The combined area of all buildings, excluding greenhouses and hoophouses, shall 
not exceed fifteen percent of the garden site lot areas for community farms and five percent for 
neighborhood gardens. Buildings and other structures may not exceed 12 feet in height.  

4. Parking and Walkways. Off-street parking shall be permitted only for those garden sites exceeding 
15,000 square feet in lot area. Such parking shall be limited in size to 15 percent of the garden site lot 
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area and must be surfaced in accordance with the parking section of this Land Use Code. Walkways 
shall be paved in accordance with the Americans with Disabilities Act (ADA).  

5. Signs. Signs shall not exceed four square feet in area per side and shall not exceed six feet in height.  

6. Farm Stands. Farm stands that sell produce grown on site shall be removed from the premises or 
stored inside a building on the premises during that time of the year when the garden is not open for 
public use.  

7. Interior Fences. Fences around individual garden plots is permitted but not required. Interior fences 
shall be open and shall not exceed four feet in height.  

8. Exterior Fences. Fences located on the perimeter of a community farm or neighborhood garden shall 
not exceed six feet in height, shall be at least fifty percent open if they are taller than four feet, and 
shall be constructed of wood, chain link, or ornamental (tubular) steel. For any garden that is fifteen 
thousand square feet in area or greater and is in a location that is subject to design review and 
approval by the regulating authority, no fence shall be installed without review by the city planning 
division.  

9. Operating Rules. The garden management shall have an established set of operating rules addressing 
the governance structure of the garden, hours of operation, maintenance and security requirements 
and responsibilities; a garden coordinator to perform the coordinating role for the management of the 
community gardens; and must assign garden plots according to the operating rules established for that 
garden. The name and contact number/address of the garden coordinator and a copy of the operating 
rules shall be kept on file with the city planning division.  

10. Hours of Operation. Retail sales and all other public use of the farm shall begin no earlier than seven 
a.m. and end by seven p.m. every day of the week.  

F. Certain Activities Prohibited.  

1. Use of insecticides made from synthetic chemical materials is forbidden.  

2. Use of synthetic herbicides and weed killers is prohibited.  

3. Composting of animal parts is prohibited.  

4. Production of intoxicating or poisonous plants is forbidden.  

5. Use of chemical rodenticides, except for those that are acceptable under organic regulations.  

6. Water, fertilizer, and other organic materials shall not drain onto adjacent property.  

7. Use of barbed wire is prohibited.  

G. Procurement of Water.  

1. Procurement of water from public supplies should be negotiated between the Sweetwater Authority 
and the individual or organization conducting agricultural activities on the site.  

2. Use of private sources of water, such as water delivered through a hose from a spigot attached to a 
participant's house, is permitted.  

3. Use of on-site rainwater (i.e., rain barrels) shall be permitted providing it is not maintained for human 
consumption.  

4. The use of water for irrigation shall be in conformance with Section 18.44.190 (Water Efficient 
Landscape Regulations) of this Land Use Code.  
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H. Toxic or Flammable Chemicals.  

1. Gasoline used for the operation of lawnmowers or other combustion engine-driven gardening 
machinery must be kept in sealed containers in locked, ventilated structures.  

2. No flammable materials or other chemical except the permitted chemicals mentioned above may be 
used or stored for an urban agriculture land use.  

I. Machinery. Tractors, lawnmowers, and other farm-related machinery may be used and stored a long as they 
are in good working order and do not create a nuisance as defined elsewhere in the Municipal Code.  

J. Prevention of Growth of Poisonous or Injurious Weeds.  

1. Parties using or otherwise occupying urban agriculture land uses are responsible for preventing the 
growth of those weeds defined as poisonous or injurious.  

2. Invasive species as defined by the California Native Plant Society and San Diego County American 
Society of Landscape Architects are not permitted and shall be promptly removed from the site.  

K. Handling and Preparation of Food for Sale. Refer to county health department for rules regarding food and 
food establishments. These rules are to apply where parties involved in agriculture activities seek to sell food 
on-site.  

L. Soil Dangers and Toxicity.  

1. Prior to implementing neighborhood gardens and community farms and before any food products may 
be grown in topsoil, such soil should be tested for contaminants that would render it unsuitable for 
cultivation, including, but not limited to: lead and other toxic heavy metals; industrial solvents; 
gasoline; perclorethylene; and other chemicals that can be transmitted to people via soil contact or 
consumption of foods grown in such soil.  

2. Area of dry, loose soil that may be moved by wind should be covered by mulch or plastic or otherwise 
confined.  

M. Rooftop Gardens. For multi-unit residential buildings and residential care facilities, rooftop gardens are 
highly encouraged. Rooftop gardens are also permitted on nonresidential buildings. Rooftop gardens can be 
grown in containers or as a "green roof system." A rooftop must be structurally capable of supporting the 
additional weight of a rooftop garden and the people who use them. Rooftop gardens should:  

1. Be accessible to all residents of a residential building.  

2. Have access to water.  

3. Be provided with a storage area for equipment, material, and gardening tools.  

4. Have a minimum safety enclosure of forty-two inches in height.  

5. Be provided with shade if used by the elderly.  

6. Be provided with a composting bin or bins.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.250 Veterinary hospitals and clinics. 

A. Restriction on Types of Animals Served. Veterinary clinics shall be limited to serving only those kinds of small, 
domesticated animals or household pets commonly maintained in residence with man.  
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B. Conditional Use Permit Required. Veterinary hospitals or clinics shall be subject to the issuance of a 
conditional use permit. In addition to complying with the provisions of a conditional use permit, such uses 
shall:  

1. Be located no closer than one hundred feet to any residential zone, or to any restaurant, hotel or 
motel;  

2. Show that adequate measures and controls have been taken to prevent offensive noise and odor;  

3. Not allow the incineration of refuse or animal carcasses on the premises;  

4. Not be operated as a kennel.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.260 Neighborhood corner stores. 

A. Purpose. The neighborhood corner store is established largely to serve adjacent residential neighborhoods. 
The corner store allows for a small convenience store.  

B. Applicability.  

1. Neighborhood corner stores are permitted in all residential zones, but limited to the following corner 
sites:  

a. Intersections of an arterial streets with an arterial street;  

b. Intersections of an arterial street with a collector street;  

c. Intersections of a collector street with a collector street.  

2. The Circulation Element of the General Plan identifies the locations of all arterial and collector streets.  

C. Definition. A small retail business (three thousand square feet maximum) located in a residential area 
established for the sale of convenience goods limited to food, groceries, non-alcoholic beverages, toiletries, 
cleaning products, magazines and newspapers, indoor vending/ATM machines, lottery tickets, over-the-
counter medication, and any other products determined by the city to be of the same general character as 
those listed here. The space devoted to the sale of non-food items shall be limited to ten percent of the gross 
floor area. Corner stores are strongly encouraged to provide fresh produce. Outdoor vending machines are 
not permitted. A corner store may include a single residential unit. A corner store may be accessory to a 
residential unit.  

D. Permitted Locations. Neighborhood corner stores are permitted in residential zones at intersections of 
collector and/or arterial streets with a Minor Use Permit.  

E. Setbacks.  

1. Front and corner side setback. Buildings shall be located between zero feet and ten feet from the front 
and/or corner side property line.  

2. Side/rear setbacks. A corner store shall meet the minimum standards for setbacks of the residential 
zoning district that it is located.  

F. Parking. Parking is allowed in rear yards but may be permitted in side yards by conditional use. Use of on 
street parking to meet the parking requirements of corner stores is permitted; however, the number of on 
street parking spaces used to meet the parking requirements may not extend further than twenty feet 
beyond the edge of the corner store parcel.  
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G. Architectural Standards.  

1. Building Footprint. The building footprint for any individual nonresidential building shall not exceed 
three thousand square feet. The maximum length of building frontage is seventy-five feet.  

2. Building Character. New buildings and renovations to existing buildings shall be harmonious with the 
character of nearby residential neighborhoods.  

3. Drive-through Facilities. Drive through facilities are not permitted.  

4. Outdoor Uses. Outdoor uses such as seating and display of fresh produce and flowers may be 
established consistent with Section 18.30.150 (Outdoor Display of Merchandise). Outdoor display of 
produce and flowers is limited to a maximum length of fifteen percent of the front facing building 
façade or fifteen percent if the façade facing a parking lot. Produce and flowers shall not obstruct the 
flow of pedestrian traffic.  

H. Performance Standards.  

1. Lighting. Lighting for the neighborhood corner store shall be appropriately shielded to not negatively 
impact the residential neighborhood.  

2. Hours of Operation. Neighborhood corner stores are only permitted to operate between the hours of 
seven a.m. to ten p.m. A neighborhood corner store shall be allowed to operate so that neighboring 
residents are not exposed to offensive noise, especially from traffic, routine deliveries or late night 
activity.  

3. Noise. All neighborhood corner stores shall comply with the noise standards contained in Title 12. No 
amplified sound including music shall be audible to neighboring residents.  

4. Sale of Beer, Wine, and Alcohol Prohibited. Neighborhood corner stores are not permitted to sell beer, 
wine, or other alcohol. Neighborhood corner stores shall not be permitted to apply for a conditional 
use permit to sell beer, wine, or other alcohol.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.270 Motels. 

A. Construction or Expansion. Any proposal for the construction or expansion of a motel in any zone shall 
comply with the following standards:  

1. All motels shall have a manager's apartment.  

2. Kitchen or kitchenette facilities are prohibited in all but the resident manager's unit.  

3. All motels shall be located on lots that are at least twenty thousand square feet in size and the 
minimum number of units provided shall be twenty.  

4. Motel rooms shall be at least three hundred square feet in size including the bathroom.  

5. A swimming pool at least five hundred twenty-five square feet in size shall be provided on all sites.  

6. On-site parking shall be provided in accordance with Division 4.  

7. Landscaped areas shall be provided per Division 4.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.30.280 Markets that sell seafood. 

Markets that sell fresh or frozen seafood that are less than twenty-five thousand square feet in area shall be 
located a minimum distance of three hundred feet from any residentially zoned properties. A conditional use 
permit shall be required for all markets that sell fresh or frozen seafood. This section shall not apply to 
manufacturers' of prepackaged frozen products.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.290 Bed and breakfast inns. 

A. Conditions for Operating a Bed and Breakfast Inn.  

1. Permitted in any residence listed on the city's list of historic properties subject to the issuance of a 
conditional use permit.  

2. Operated as an accessory use to the owner's residential use. The bed and breakfast inn shall be 
operated by the owner of the property only.  

3. Check-in/check-out time shall be between nine a.m. and eight p.m. only.  

4. Breakfast shall be the only meal served to guests.  

5. No long-term rental of rooms shall be permitted. The maximum stay for guests shall be seven days.  

6. No cooking facilities shall be allowed in the guest rooms.  

7. If the use at any time becomes unduly intrusive to the neighborhood, the permit may be revoked at 
the discretion of the planning commission. The decision of the planning commission shall be final.  

8. The historic character of the structure shall be maintained.  

9. Bed and breakfast inns shall comply with all applicable adopted city fire and building codes.  

10. The number of rooms permitted in the bed and breakfast inn shall be specified in the conditional use 
permit.  

B. Design Requirements. The following design requirements shall apply to all bed and breakfast inns:  

1. Parking shall be provided at a ratio of one off-street parking space for each guest room plus two spaces 
for the owner's unit. In addition, one space shall be provided for each employee of the shift of 
maximum employment.  

2. One sign shall be permitted subject to approval of the planning commission at the time of the 
conditional use permit consideration. Such sign shall be compatible with the historic character of the 
structure in design, color and materials. The sign shall not exceed twelve inches wide by sixteen inches 
long and shall be mounted at a maximum height of four feet. Modification of the sign, at a later time, 
shall be subject to approval of the city manager or his/her designee in accordance with site plan 
review.  

3. Bed and breakfast inns shall comply with the design regulations for the underlying zone in which the 
site is located.  

4. Bed and breakfast inns shall be subject to the provisions of site plan review.  

C. Preliminary Departmental Review. Prior to submittal for a conditional use permit to operate a bed and 
breakfast inn, the applicant may request that the building official, or his/her designee, and the fire marshal, 
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or his/her designee, conduct an inspection of the proposed bed and breakfast inn. After such inspection the 
applicant will be notified of the findings of the preliminary inspection and given a tentative list of 
modifications that will be required for the structure as conditions of the conditional use permit. Upon 
submission of the conditional use permit application and review by the departments, the above list may be 
added to or deleted from. The planning commission shall consider the findings of the director of building and 
safety and the fire chief when considering the conditional use permit.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.300 Solar energy systems. 

Solar collectors are permitted outright as an accessory use to any principal use subject to the following 
standards: Solar collectors are not considered as "reflective roofing materials" and there is no limit to the specific 
percentage of roof coverage.  

A. Allowed Height of Solar Energy Systems.  

1. Single-family: Except within the coastal zone, photovoltaic solar energy systems may extend up to five 
feet above the height limit in the zoning district. Solar water or swimming pool heating systems may 
extend up to seven feet above the height limit in the zoning district;  

2. All Other Properties: Except within the coastal zone, photovoltaic solar energy systems may extend up 
to five feet above the roof surface on which they are installed, even if this exceeds the maximum 
height limit in the district in which it is located. Solar water or swimming pool heating systems may 
extend up to seven feet above the roof surface on which they are installed even if this exceeds the 
maximum height limit in the district in which it is located.  

B. Side and Rear Yard Setbacks.  

1. Excluding solar collector panels, solar energy system equipment may be installed within the required 
side and rear yard but shall not be closer than three feet to any property line.  

C. Visibility of Solar Energy Systems.  

1. Excluding solar collector panels, their necessary support structure, and conduit, solar energy systems 
shall not be visible from the public right-of-way adjacent to the front property line.  

2. Solar collector panels, their necessary support structure, and conduit, shall be installed in the location 
that is the least visible from abutting streets directly facing the subject property so long as installation 
in that location does not significantly decrease the energy performance or significantly increase the 
cost of the solar energy system as compared to a more visible location.  

3. Solar collector panels, not located on the rooftop of a primary structure, garage, or accessory structure 
on lots adjacent to RS-1and RS-2 zones shall be limited to a maximum height of six feet. Solar collector 
panels located in all other zones shall comply with the maximum height permitted for an accessory 
structure in said zone.  

D. Solar Collectors on Historic Properties.  

1. Add solar panels on roof surface or roof surfaces not visible from a public street or park. However, 
solar shingles may be added to a roof surface visible from a public way if low or non-reflective shingles 
are used.  

2. Place solar panels or other solar devices on a non-character-defining roofline of a non-primary 
elevation (not readily visible from public streets). Run solar panels and devices parallel to the original 
roofline.  
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3. Set solar panels and solar devices back from the edge of a flat roof to minimize visibility. Panels and 
devices may be set at a pitch and elevated, if not highly visible from public streets.  

4. Select solar panels, solar devices, mechanical equipment and mounting structures with non-reflective 
finishes such as an anodized finish.  

5. Where permitted, paint mechanical equipment attached to the building fascia the same color as the 
fascia in order to blend into the building.  

6. Locate detached arrays of solar panels and solar devices at a historic site in the rear or side yard if the 
arrays are not highly visible from the public streets or public parks and do not detract from other major 
character defining aspects of the site. The location of detached solar arrays should also consider 
visibility from adjacent properties, which shall be reduced to the extent possible while still maintaining 
solar access.  

7. Use solar devices in non-historic windows, walls, siding or shutters that do not face public streets.  

8. Use solar panels and solar devices that are similar in color to roof materials, if available.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.310 Tattoo parlors and body-piercing establishments. 

A. Restrictions.  

1. No tattoo or body piercing establishment shall be located within one-mile of another such 
establishment.  

2. Tattoo parlors and body-piercing establishments shall be located no less than 1,000 feet from a church, 
school, or playground.  

3. Tattoo parlors and body-piercing establishments shall be no closer than two hundred fifty feet from a 
residential zone.  

4. No tattoo and body-piercing establishments shall be located east of Interstate 805.  

5. A conditional use permit is required.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.320 Pawn shops and businesses engaged in secondhand dealing and/or the purchase 

and selling of gold and other precious metals. 

A. Restrictions.  

1. No pawn shops and businesses engaged in secondhand dealing and/or the purchase and selling of gold 
and other precious metals shall be located within two thousand feet of another such business. This 
shall not apply to shopping centers of fifty thousand square feet or more.  

2. Pawn shops and businesses engaged in secondhand dealing and/or the purchase and selling of gold 
and other precious metals shall be no closer than two hundred fifty feet from residential zones.  

3. No pawn shop or businesses engaged in secondhand dealing and/or the purchase and selling of gold 
and other precious metals shall be located east of Interstate 805. This shall not apply to shopping 
centers of fifty thousand square feet or more.  
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4. A police permit is required, the processing of which shall comply with Business and Professions Code 
Section 21641. The chief of police shall charge a nonrefundable fee(s) or the required renewal fee(s) to 
cover the costs of processing the police permit and actual costs incurred to process the application and 
to collect and transmit the fee charged by the department of justice.  

5. A pawn shop or businesses engaged in secondhand dealing and/or the purchase and selling of gold and 
other precious metals that provides payday lending is not exempt from the regulations of payday 
lenders.  

6. No more than six pawn shops shall be allowed within National City.  

7. All pawnbrokers and secondhand dealers shall require, at minimum, a secondhand dealer license and 
shall abide by state-mandated reporting requirements for secondhand tangible personal property as 
required in the Business and Professions Code.  

a. These requirements shall also be required of retail businesses that offer trade-ins or credit for 
secondhand tangible personal property.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2012-2377, § 2, 10-30-2012; Ord. No. 2020-2481, § 2, 5-19-2020) 

18.30.330 Payday lenders. 

A. Restrictions.  

1. No more than twelve payday lending establishments shall be allowed within National City.  

2. Payday lenders shall be located within shopping centers of fifty thousand square feet or more and 
within a multi-tenant building.  

3. A conditional use permit is required.  

4. A pawn shop which provides payday lending is not exempt from these regulations.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.340 Medical marijuana dispensaries. 

A. Prohibition.  

1. Medical marijuana dispensaries are prohibited.  

B. Definitions.  

1. For purposes of this section, "medical marijuana dispensary" shall mean a facility where marijuana is 
made available for medical purposes in accordance with Section 11362.5 of the California Health and 
Safety Code.  

2. For purposes of this section, "marijuana" shall have the same meaning as the definition of that word in 
Section 11018 of the California Health and Safety Code.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.345 Medical Marijuana Cultivation. 

A. Prohibition.  
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1. Cultivation of marijuana for medicinal purposes is prohibited.  

2. Cultivation of marijuana is prohibited regardless of purpose.  

B. Definitions. For the purpose of this section the following definitions shall apply:  

1. "Cultivation of marijuana" shall mean the planting, growing, cultivating, harvesting, drying, or 
processing of marijuana.  

2. For purposes of this section, "marijuana" shall have the same meaning as the definition of that word in 
Section 11018 of the California Health and Safety Code.  

(Ord. No. 2016-2409, § 1, 1-19-2016) 

18.30.350 Auto body uses. 

A. General Operation and Maintenance.  

1. A separate business license shall be required of all autobody businesses operating within the city.  

2. An integrated maintenance and operational plan (IMOP) shall be required of all new autobody 
businesses. The IMOP shall be maintained on site and provided upon request. The plan shall be in 
addition to, and complementary with, California's required injury and illness program (IIP).  

3. All autobody activities shall be conducted entirely within a building. All sanding, mixing and other pre-
painting activities, as well as painting activities, are prohibited to be performed outside of a building,  

B. Air Pollution.  

1. Separate spray booths and mixing rooms shall be required. Paint spray booths shall include appropriate 
ventilation and filtration systems, as well as exhaust filters and/or overspray arrestors.  

2. Low-volatile organic compound (VOC)-content paints shall be utilized for all painting processes (e.g., 
pretreatment coating, primer, paint).  

3. All relevant federal, state and/or local air quality authority permits shall be required for new and 
renewing businesses. All such permits shall be kept current and copies provided with the application 
for or annual renewal of a city business license.  

4. Emissions shall be at least ninety-eight percent efficient in accordance with the National Emission 
Standards for Hazardous Air Pollutants (NESHAP), Subpart HHHHHH, or current standard in place at the 
time of application.  

C. Hazardous Materials.  

1. Where possible, hazardous materials, such as used oil, used oil filters, antifreeze, solvents and other 
materials, shall be recycled. During storage prior to recycling, all waste fluids shall be stored in separate 
containers.  

2. All flammable or combustible materials shall be stored a minimum of fifty feet from the front property 
line. All such storage shall comply with the adopted Uniform Fire Code.  

3. Prep stations or work areas which allow sanding, mixing and other pre-painting activities shall be 
separated from open work areas. All such prep stations shall be located within separate and properly 
ventilated areas of the facility where hazardous materials can be controlled.  

4. Where practical, floor drains shall not be installed in spray booth areas. If floor drains are necessary, a 
control system shall be installed that captures and contains waste streams.  
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5. Floor drains cannot connect to stormwater or sanitary sewer systems near any spray booth areas, 
hazardous material storage areas (e.g., mixing rooms), or hazardous waste storage areas.  

6. All new autobody facilities shall use reusable cloth rags and towels. Rags and towels for disposal shall 
be stored in a marked container and disposed of at an approved facility.  

7. All waste streams, including paints, solvents and automobile fluids, shall be separated and clearly 
labeled. All containers shall remain closed except when adding or removing waste.  

D. Parking and Site Layout.  

1. Parking for auto body uses shall be provided at a ratio of one parking space per five hundred square 
feet of gross floor area. All such parking area shall be located at the rear of the property.  

2. Separate ingress and egress shall be provided for new auto body uses. Driveways shall be designed so 
that vehicles exiting the property may do so in a forward direction.  

3. Auto body uses shall be located a minimum of five hundred feet from schools or residential properties, 
as measured from property line to property line.  

4. Vehicle access doors (e.g., bay doors, garage doors, roll-up doors) shall be located at the rear of the 
property. In the case of a corner lot or non-vehicular right-of-way, other methods of screening may be 
used.  

5. Queuing in front of vehicle entry doors shall be provided for no more than four cars. Vehicles in the 
queue shall not block traffic flow on the property. The queuing area shall be a minimum of twenty-four 
feet wide and a maximum of one hundred four feet long.  

6. All vehicle loading and unloading areas shall be located behind the building.  

E. Noise.  

1. All repair activities shall be in accordance with Title 12 (Noise Control) of the National City Municipal 
Code.  

F. Vehicle Storage.  

1. All new auto body uses shall provide a minimum of five hundred square feet and a maximum of two 
thousand square feet of vehicle storage area.  

2. Vehicle storage time shall not exceed thirty days. Vehicles awaiting repair shall be stored in a 
designated storage area and shall not be stored in parking or other open areas.  

3. No vehicles shall be stored on adjacent streets or within the public right-of-way.  

G. Security and Fencing.  

1. All vehicle storage areas shall be screened from adjacent properties.  

2. Fencing or screening shall be solid and decorative in nature and shall be a minimum of six feet high and 
a maximum of eight feet high.  

H. Pollution Prevention.  

1. No hazardous materials shall be released into any groundwater system. Waste disposal systems 
including, but not limited to, discharge pits, dry wells, cesspools, septic system drain fields or shallow 
injection wells are prohibited.  

2. Floor drains shall connect to a holding area or separator to collect waste, which shall be disposed of 
separately.  
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3. A storm water pollution prevention plan (SWPPP) shall be required for all new autobody businesses. 
The SWPPP shall be consistent with Chapter 14.22 of the National City Municipal Code and shall be 
available at any time for review by city inspectors.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.360 Fast food eating places. 

A. Additional Notice Required. In addition to notices required pursuant to Section 18.12.050, written notice for 
a public hearing on a conditional use permit for a fast food eating place shall be provided to occupants of 
property within a radius of three hundred feet of the exterior boundaries of the property where the fast food 
eating place will be located.  

B. Fast food eating places shall be located a minimum of three hundred feet from any residential zoned 
properties, except for those located within the MXC 2 or MXD 2 zone.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2013-2383, § 2, 9-3-2013) 
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18.30.370 Massage establishments. 

Massage establishments may be located in any zone where medical offices are permitted in accordance with 
Chapters 10.70 and 10.79.  

(Ord. No. 2019-2455, §§ 5, 7, 1-22-2019) 

18.30.380 - Accessory Dwelling Units. 

A. Purpose. The purpose of this section is to provide for the construction of Accessory Dwelling Units (ADUs) in 
areas zoned to allow residential uses pursuant to Government Code Section 65852.2. ADUs help advance the 
goals and policies of the City’s Housing Element by: 

1. Providing an affordable type of home to construct without the cost of acquiring new land, dedicated 
parking, and costly infrastructure; 

2. Accommodating new housing units while preserving the character of existing neighborhoods; 

3. Allowing efficient use of the city's existing housing stock and infrastructure; 

4. Providing housing options and choices that respond to varying income levels, changing household sizes 
and lifestyle needs; and, 

5. Providing a means for residents—particularly seniors, single parents, young singles, and younger 
couples—to remain in their homes and neighborhoods, and obtain and preserve income, security, 
companionship, and assistance. 

B. Consistency with state law. This section is intended to be consistent with Government Code Section 65852.2. If 
inconsistency is found with this section and state law, state law shall prevail. 

C. Definitions. For the purposes of this section Accessory Dwelling Unit (ADU) is defined in Section 18.50.010. 

D. ADUs permitted. 

 1. One ADU is permitted on a lot if all the following are met: 

a. The lot includes a proposed or existing dwelling. 

b. The lot is in a zone that allows for a residential use as indicated in Table 18.20.020. 

c. The proposed ADU is located where the city manager or his/her designee has not determined that 
public utilities or services are inadequate or the ADU will adversely impact traffic flow or public 
safety. 

d. The ADU meets the standards of subsection F.

2. Two detached ADUs are permitted on a lot with a multi-family residential use if all the following are 
met: 

a. The lot includes an existing multi-family residential dwelling. 

b. Each ADU does not exceed a total floor area of 1,200 square feet and 16 feet in height. 
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3. Multiple ADUs are permitted within the portions of existing multi-family residential structures that are 
not used as livable space, including, but not limited to, storage rooms, boiler rooms, passageways, 
attics, basements, or garages, if each unit complies with state building standards for dwellings. 

a. At least one ADU is permitted within an existing multi-family residential structures and up to 25 
percent of the existing number of multi-family dwelling units is allowed. 

E. Review. The approval of an ADU is subject to a ministerial decision process outlined in Section 18.12.030. For 
the purposes of this subsection, a staff person designated by the city manager shall review and act on a 
building permit application for an ADU within 60 days after a complete application is received. An ADU 
proposed with a permit application for a new primary dwelling shall not be approved until the primary 
dwelling receives approval. An applicant may request a variance subject to Section 18.12.120 in conjunction 
with an application for an ADU. 

F. ADU Development Standards. 

1. Density. ADUs are consistent with the allowable density for the lot upon which the ADU is located and 
the ADU is a residential use that is consistent with existing General Plan and zoning designations for 
the lot. 

2. Location. An ADU may be either attached to, or located within, the proposed or existing primary 
dwelling, including attached garages, storage areas, or an accessory structure or detached from the 
proposed or existing primary dwelling and located on the same lot as the proposed or existing 
dwelling. An ADU may be attached to, located within, or detached from an existing or proposed 
primary dwelling unit, including garages and habitable or non-habitable accessory structures. 

3. Parking. No additional parking is required for an ADU. If an ADU is constructed within existing garage or 
covered parking, then no replacement parking spaces may be required. 

4. Height. The maximum height of an ADU is as follows: 

a. On a property with a single-family residential primary dwelling, the height of the ADU, attached 
or detached, shall not exceed the height of the primary dwelling or 16 feet, whichever is greater. 
For an ADU constructed above a garage or on a lot smaller than 5,000 square feet, the height 
shall not exceed 25 feet. 

b. On a property with a multi-family residential structure, the height of a detached ADU shall not 
exceed 16 feet. 

5. Setbacks. 

a. For all ADUs, the front setback shall be a minimum of 15 feet. 

 b. For all ADUs, the exterior and interior side yard setback shall be a minimum of four feet and the 
rear yard setback shall be a minimum of four feet. 

c. No setback shall be required for an existing living area or permitted accessory structure or a 
structure constructed in the same location and to the same dimensions as an existing structure 
that is converted to an accessory dwelling unit or to a portion of an accessory dwelling unit, and a 
setback of no more than four feet from the side and rear lot lines shall be required for an 
accessory dwelling unit that is not converted from an existing structure or a new structure 
constructed in the same location and to the same dimensions as an existing structure. 

6. Landscaping. 

a. One 24-inch box tree shall be planted within the required 15 foot front yard setback for ADUs or 
in the abutting parkway. Existing trees that are at least 15 feet high and 15 feet in width may be 
used to satisfy this requirement. 
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7. Building Design Standards. ADUs shall conform to adopted single-family infill standards in Section 
18.42.070.C. 

8. Size of unit. 

a. The minimum size of an ADU is a total floor area of 150 square feet. 

b. The total floor area of an ADU attached to a primary dwelling unit shall not exceed 50% of the 
total floor area of the existing primary dwelling or 1,200 square feet, whichever is greater, save 
and except (d) below. 

c. The total floor area of a detached ADU shall not exceed 1,200 square feet save and except (d) 
below. 

 d. An ADU constructed within the footprint of an existing dwelling or a detached structure shall not 
be subject to a maximum square footage of total floor area. 

e. As provided in state law, an attached or detached ADU with a maximum size of 850 square feet 
or 1,000 square feet with more than one bedroom shall be permitted in any circumstance subject 
to a maximum height of 16 feet, four foot side and rear setbacks, and compliance with all 
building codes. 

9. A minimum lot size shall not be required for an ADU under this ordinance. 

10. No passageway shall be required for an ADU under this ordinance. 

11. ADUs are only required to provide fire sprinklers if they are required for the primary residence. 

G. Limitations and other requirements 

1. An ADU shall not be sold or otherwise conveyed separate from the primary residence. 

2. An ADU may serve as a rental unit or be occupied by family members, guests, or in-home health care 
providers and others at no cost. 

3. Neither the ADU nor the primary dwelling unit shall be rented for a term of less than 31 days. ADUs on 
multi-family properties shall be subject to this provision, except the restriction shall not apply to 
existing multi-family units. 

4. Owner occupancy of the primary unit or ADU is not required. 

5. Trash and recycling. Receptacles are required and shall conform to the requirements of Section 
7.10.040 of the Code of Ordinances. 

6. Prohibited units. No structure of a temporary nature shall be used as a residence or ADU, neither 
temporarily nor permanently. Refer to Section 18.20.030.A. 

7. Fees. An ADU with less than 750 square feet is exempt from any impact fees imposed by the city. For 
ADUs 750 square feet or more, impact fees shall be charged proportionately in relation to the square 
footage of the primary dwelling unit. 

8. Before a building permit may be issued for an ADU, the record owner shall enter into an agreement 
with the City in a form that is approved by the City Attorney. The agreement shall include the following 
provisions: the ADU may not be sold or conveyed separately from the primary dwelling unit; the 
agreement may be enforced against future purchasers; and the ADU may not be rented for a period of 
less than 31 days. The City shall submit the agreement to the County Recorder for recordation. The 
agreement shall run with the land for life of the ADU. 
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H. Nonconforming zoning conditions. The correction of existing nonconforming uses, structures, or parcels 
pursuant to Chapter 18.11 shall not be required as a condition of approval for an ADU. 

18.30.390 - Junior Accessory Dwelling Units. 

A. Purpose. The purpose of this section is to provide for the construction of Junior Accessory Dwelling Units 
(JADUs) in areas zoned to allow residential uses pursuant to Government Code Section 65852.22. JADUs help 
advance the goals and policies of the City’s Housing Element by: 

1. Providing an affordable type of home to construct without the cost of acquiring new land, dedicated 
parking, and costly infrastructure; 

2. Accommodating new housing units while preserving the character of existing neighborhoods; 

3. Allowing efficient use of the city's existing housing stock and infrastructure; 

4. Providing housing options and choices that respond to varying income levels, changing household sizes 
and lifestyle needs; and, 

5. Providing a means for residents—particularly seniors, single parents, young singles, and younger 
couples—to remain in their homes and neighborhoods, and obtain and preserve income, security, 
companionship, and assistance. 

B. Consistency with state law. This section is intended to be consistent with Government Code Section 
65852.22. If inconsistency is found with this section and state law, state law shall prevail. 

C. Definitions. For the purposes of this section junior accessory dwelling unit (JADU) is defined in Section 
18.50.010. 

D. JADUs permitted. 

1. One JADU is permitted on a lot if the following are met: 

a. The lot includes a proposed or existing single-family dwelling. 

b. The lot is in a zone that allows for a residential use as indicated in Table 18.20.020. 

c. The JADU meets the standards of subsection F. 

d. The proposed JADU is located where the city manager or his/her designee has not determined 
that public utilities or services are inadequate or the JADU will adversely impact traffic flow or 
public safety. 

E. Review. The approval of a JADU is subject to a ministerial decision process outlined in Section 18.12.030. For 
the purposes of this subsection, a staff person designated by the city manager shall review and act on a 
building permit application for a JADU within 60 days after a complete application is received. A JADU 
proposed with a permit application for a new primary dwelling shall not be approved until the primary 
dwelling receives approval. 

F. Development standards. 

1. A JADU may have a total floor area of not less than 150 square feet and not more than 500 square feet, 
and is permitted within an existing or proposed single-family residential dwelling unit. A JADU 
constructed within an existing structure may construct an additional 150 square feet for ingress and 
egress only. 

 2. A JADU shall have a separate exterior entry from the primary dwelling unit and shall provide a kitchen 
or an efficiency kitchen. 
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3. Parking. No replacement parking spaces are required when a JADU is created within an existing 
attached garage. 

G. Limitations and other requirements. 

1. The owner must occupy the single-family residence in which the JADU will be permitted. The owner 
may reside in either the remaining portion of the structure or the newly created JADU. Owner-
occupancy shall not be required if the owner is another governmental agency, land trust, or housing 
organization. 

2. Before a building permit may be issued for a JADU, the record owner shall enter into an agreement 
with the City in a form that is approved by the City Attorney. The agreement shall include the following 
provisions: the JADU may not be sold or conveyed separately from the primary dwelling unit; the 
agreement may be enforced against future purchasers: the JADU shall not be rented for a period of less 
than 31 days; and the record owner shall reside on the premises. The City shall submit the agreement 
to the County Recorder for recordation. The agreement shall run with the land for life of the JADU. 

 

18.30.400 Low Barrier Navigation Centers. 

A. Purpose. This section establishes standards for the development and operation of low barrier navigation 
centers where permitted by right as set forth in Division 2.  

B. Permitted Use. Low barrier navigation centers shall be a permitted and developed consistent with  
Government Code Sections 65660, 65662, 65664, and 65666, as amended.  

 

18.30.410 Transitional/Supportive Housing. 

A. Purpose. This section establishes standards for the development and operation of transitional/supportive 
housing where permitted by right as set forth in Division 2. 

B. Permitted Use. Transitional/supportive housing shall be a permitted and developed  consistent with 
Government Code Sections 65582, 65583, and 65650 - 65656, as amended. 

 

DIVISION 4. GENERAL DESIGN 

AND DEVELOPMENT 

REGULATIONS 

Chapter 18.40 GENERAL STANDARDS 

18.40.010 Purpose. 

This chapter expands upon the standards of Division 2 by addressing details of site planning, building design, 
landscaping, parking and loading, outdoor lighting, and signs and outdoor advertising displays. These standards are 
intended to ensure that all development produces an environment of stable and desirable character, is compatible 
with existing and future development, and protects the use and enjoyment of neighboring properties, consistent 
with the General Plan.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.40.020 Applicability. 

The requirements of this chapter shall apply to existing and new development and land uses and shall be 
considered in combination with the standards for the applicable zone in Division 2 and Specific Use Regulations in 
Division 3. If there is conflict, the standards in Division 3 shall control.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.40.030 Performance standards for all development and land uses. 

A. Purpose. This section provides performance standards that are designed to minimize various potential 
operational impacts of land uses and development within the city and promote compatibility with adjoining 
areas and land uses.  

B. Applicability. The provisions of this section apply to all new and existing land uses, in all zones, unless an 
exemption is specifically provided.  

C. Noise. No use shall be established nor any activity conducted which violates the standards of the Noise 
Control Ordinance—Title 12 of the Municipal Code.  

D. Air Emissions. Other than as permitted by the County of San Diego Air Pollution Control District, no visible 
dust, gasses, or smoke shall be emitted.  

E. Combustibles and Explosives. The use, handling, storage, and transportation of combustibles and explosives 
shall comply with the Uniform Fire Code and California Code of Regulations Title 19.  

F. Dust. Activities that may generate dust emissions (e.g., construction, grading, commercial gardening, and 
similar operations) shall be conducted to limit the emissions beyond the site boundary to the maximum 
extent feasible. Appropriate methods of dust management shall include the following, subject to approval by 
the building division.  

1. Water all active construction areas twice per day and use erosion control measures to prevent water 
runoff containing silt and debris from entering the streets and storm drain system;  

2. Cover trucks hauling soil, sand, and other loose material;  

3. Pave, water, or apply non-toxic soil stabilizers on unpaved access roads and parking areas;  

4. Sweep and collect (i.e., vacuum) paved access roads and parking areas daily; and  

5. Sweep and collect (i.e., vacuum) streets daily if visible material is carried onto adjacent public streets.  

6. Hydroseed or apply non-toxic soil stabilizers to inactive construction areas;  

7. Enclose, cover, water, or apply non-toxic soil binders to open materials stockpiles;  

8. Limit traffic speeds on unpaved roads to fifteen mph;  

9. Install sandbags or other erosion control measures to prevent silt runoff to public roadways;  

10. Replant vegetation in disturbed areas within ten days after project completion;  

11. Install wheel washers for all exiting trucks, or wash off the tires or tracks of all trucks and equipment 
leaving the site;  

12. Install wind breaks, or plant trees/vegetation at windward sides of construction areas, or avoid 
removing existing vegetation which acts as a windbreak;  

Page 580 of 1838



 

 
Page 161 of 296 

13. Suspend excavation and grading activity when winds (instantaneous gusts) exceed twenty mph or dust 
clouds cannot be prevented from extending beyond the site; and  

14. Limit area subject to excavation, grading, and other construction activities at any one time.  

15. Limit access to the construction sites, so tracking of mud or dirt on to public roadways can be 
prevented.  

16. Projects that have significant construction period exhaust emissions shall reduce fleet average 
emission rates. Developers or contractors shall provide a plan for approval by the city or SDAPCD 
demonstrating that the heavy-duty (>50 horsepower) off-road vehicles to be used in the construction 
project for more than an accumulated forty hours, including owned, leased and subcontractor vehicles, 
will achieve emission standards similar to in-use equipment that meets CARB certified Tier II standards.  

G. Ground Vibration. No ground vibration shall be generated that is perceptible without instruments by a 
reasonable person at the property lines of the site, except for vibrations from temporary construction or 
demolition activities, and motor vehicle operations.  

H. Light and Glare.  

1. Outdoor lighting shall comply with the requirements of Chapter 18.46 (Outdoor Lighting).  

2. Any operation or activity producing glare shall be conducted or shielded so as not to cause illumination 
in residential zones in excess of five-tenths footcandles. Flickering or intrinsically bright sources of 
illumination shall be controlled so as not to be a nuisance in residential zones.  

3. Illumination levels shall be measured with a photoelectric photometer having a spectral response 
similar to that of the human eye, following the standard spectral luminous efficiency curve adopted by 
the Illuminating Engineering Society of North America (IESNA).  

I. Liquid Waste. No liquid shall be discharged into a public or private body of water, sewage system, 
watercourse, or into the ground, except in compliance with applicable regulations of the Regional Water 
Quality Control Board.  

J. Odor.  

1. No obnoxious odor or fumes shall be emitted that are perceptible without instruments by a reasonable 
person at the property line of the site. For mixed-use buildings, commercial uses that emit odors, such 
as restaurants and nail salons, shall be properly ventilated to as not to impact adjoining residential 
uses.  

2. No use shall be established nor any activity conducted which violates the standards of the Odor Control 
Ordinance—Title 7.08—Environmental Conditions of the Municipal Code.  

K. Radioactivity, Electrical Disturbance or Electromagnetic Interference. None of the following shall be emitted:  

1. Radioactivity, in a manner that does not comply with all applicable State and Federal regulations; or  

2. Electrical disturbance or electromagnetic interference that interferes with normal radio or television 
reception or with the function of other electronic equipment beyond the property line of the site; or 
that does not comply with all applicable Federal Communications Commission (FCC) and other 
applicable state and federal regulations.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.41 SITE PLANNING STANDARDS 
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18.41.010 Purpose. 

The purpose of this chapter is to provide guidance and standards for site planning for nonresidential and 
multi-unit residential development in order to enhance safety, convenience and attractiveness for walking, transit 
use and bicycling; provide safe access to businesses and minimize pedestrian conflicts; and foster an attractive, 
quality environment to foster community pride and attract desired development and uses.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.41.020 Nonresidential site planning standards. 

These standards apply to those areas in the city that will be developed as commercial use without a 
residential component (mixed-use) or areas where only a commercial use is permitted. This section considers two 
basic types of development: freestanding buildings and multi-tenant strip developments including mini-malls.  

A. Shopping Center Development.  

1. When shopping centers are set back from the street with parking in front, thirty percent of the 
street frontage shall be lined with buildings.  

2. Parking lots for shopping centers should provide vehicular connections to adjacent commercial 
projects.  

3. Pedestrian walkways for shopping centers should provide pedestrian connections to adjacent 
uses.  

4. Access drives for commercial centers should be located at least two hundred feet apart and at 
least one hundred feet from any major intersection. Access drives should be located a minimum 
of ten feet from property lines unless a shared drive is provided.  

5. For neighborhood-serving and convenience retail centers and office and institutional 
developments, the first row of parking which is perpendicular to an access drive from a street 
shall be set back at least forty feet from the sidewalk to provide adequate queuing distance from 
the street and for pedestrian safety. Larger community or regional retail centers may require 
significantly more setback area as determined by the engineering division.  

B. Freestanding or "Pad" Buildings.  

1. Except for drive-through/drive-in establishments, parking for freestanding retail or "pad" 
buildings fronting a public street shall be located a maximum of twenty feet from the property 
line. Freestanding buildings adjacent to a public street are discouraged from being separated 
from the sidewalk with parking.  

2. The building entry shall be accentuated with architectural details and landscaping.  

3. Freestanding restaurants may provide outdoor seating at the building entry.  

C. Drive-Through Businesses.  

1. Minimum vehicular queuing distance shall be established through the conditional use permit process.  

2. Drive through business aisles shall have a minimum interior turning radius of twenty-five feet for any 
curves. A smaller radius may be established through the conditional use permit process with the 
approval of the city engineer.  
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3. A drive-through window or lane shall not be placed between the right-of-way or internal drive and the 
associated building unless a ten-foot wide landscape strip extending the entire length of the drive-
through queuing is installed and maintained with a minimum three-foot height continuous hedge and 
ornamental trees spaced a minimum of twenty feet on center.  

D. Industrial Site Planning Standards. Planning standards for industrial buildings and business parks 
include the following:  

1. Services areas shall be located at the sides or rear of buildings. Service areas located at the 
exterior side of buildings shall be screened from view by a combination of screen walls, 
landscaping, and/or portions of the building.  

2. Loading areas must be designed so that trucks will not need to back in from the public street 
onto the site.  

3. Parking for visitors shall be convenient to the main entrance.  

4. Emphasis shall be placed on the building entry.  

5. Buildings should be oriented so as to provide space for plazas and courtyards.  

6. Outdoor storage and equipment shall be screened from public right-of-ways.  

E. Pedestrian Walkways.  

1. A pedestrian walkway within a retail center, office, industrial or institutional development shall 
be a minimum of five feet wide. Pedestrian walkways immediately adjacent to and perpendicular 
to parking stalls shall be a minimum of six feet wide.  

2. Materials for pedestrian walkways may include concrete, concrete pavers, brick, stone or 
combination thereof or materials as approved by the planning division.  

3. A pedestrian walkway shall provide direct pedestrian access from peripheral sidewalks to the 
sidewalks that front on-site buildings and building entrances.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2013-2383, § 3, 9-3-2013) 

18.41.030 Multi-unit residential site planning standards. 

A. Pedestrian Access.  

1. Unit Entries Adjacent to a Street. Multi-unit projects should be designed with each unit adjacent 
to a street having its primary pedestrian entrance from the street sidewalk, or as forecourt 
projects with at least the primary building entrance having access to the street sidewalk. Where 
individual units have access to the street sidewalk, private "front yard" outdoor space may be 
differentiated from the public right-of-way by a porch, or small yard (i.e., patio) enclosed by a low 
wall or fence not to exceed forty-two inches in height.  

2. Pedestrian walkways shall be provided to every unit entry.  

3. Notwithstanding the provisions of Section 4450 et seq., of Chapter 7 of Title 1 of the Municipal 
Code, containing requirements for facilities necessary to assure access and usability for the 
physically handicapped, in all multi-unit residential projects the following provisions shall apply:  

a. Safe, convenient, well-drained pedestrian access to dwelling units, parking lots, and service areas, 

by provision of walks, steps or stepped ramps, so constructed as to assure reasonable durability 

and economy of maintenance, shall be required.  

b. Pedestrian walkways shall be a minimum of thirty-six inches in width.  
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c. Pedestrian walkways shall be graded or ramped to no steeper than a one-to-twelve slope.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.41.040 Common usable open space requirements. 

A. Purpose. The purpose of this section is to prescribe standards for the development of open space areas 
provided for the exclusive use of the occupants of a multi-unit residential building.  

B. Standards.  

1. For projects of three units or more, common usable open space shall be required in a minimum 
amount of three hundred square feet per dwelling unit.  

2. Private usable open space may be substituted for such common usable open space but may not exceed 
one hundred square feet per unit. Each square foot of private usable open space shall be considered 
equivalent to two square feet of required common usable open space, and may be so substituted, 
subject to the minimum requirements for actual common usable open space. All units shall be 
provided with at least sixty square feet of private usable open space.  

3. Both common and private usable open space provided at ground level may be provided in the interior 
side yard and rear yard setback areas, within courts, and within exterior side yard setback areas to 
within five feet of the property line.  

4. Private usable open space provided above the first floor may be located in the front setback area to 
within twelve feet of the front property line.  

5. A minimum of forty percent of the required common usable open space shall be provided outdoors.  

a. Up to 25% of required common usable open space shall be allowed to be a use other than 
recreational or leisure space 

6. Common usable open space areas used for recreational or leisure purposes shall have no dimension 
less than twenty feet.  

7. Private usable open space areas shall have no dimension less than five feet.  

8. See the Westside Specific Plan for other open space requirements related to the MCR-1 and MCR-2 
zones.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.41.050 Open space requirements for mixed-use development. 

A. Purpose. The purpose of this section is to prescribe standards for the development of open space areas 
provided for the exclusive use of the occupants of a mixed-use building. 

B. Common usable open space shall be provided in the amount of one hundred square feet per unit. A 
minimum of 40 percent of the required common useable open space should be provided outdoors. Indoor 
common usable open space providing an amenity approved by the Planning Division for recreational or 
leisure purposes may be provided in lieu of areas outdoors. 

C. At least seventy-five percent of the units shall have a minimum of sixty square feet of private usable open 
space. Private usable open spaces shall have no dimension less than five feet.

 

Chapter 18.42 BUILDING DESIGN STANDARDS 
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18.42.010 Purpose. 

The purpose of standards for building design and materials is to focus efforts on good design in order to 
create a quality image for the city, making new buildings and building additions compatible with their 
surroundings, encourage reinvestment, and improve the city's economic vitality.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.42.020 Projections into setbacks and courts. 

A. Requirements—General. Every required front, side, and rear setback shall be open and unobstructed from 
the ground to the sky, unless otherwise provided. In addition to permitted accessory buildings and 
structures, the following structures may be erected or projected into any required setback:  

1. Fences and walls may be erected or projected into any required setback as provided in this section.  

2. Cornices, belt courses, sills, eaves, or other similar architectural features (other than bay windows or 
vertical projections) may project into a required interior side setback not more than two inches for 
each one foot of width of such side setback, and may project into any other required setback, 
passageway or other open space not more than thirty inches, provided the width of an exterior side 
setback is not reduced to less than three feet.  

a. Bay windows or other vertical projections may be permitted, subject to the limitations stated in 
subsection (A)(2), provided that no floor area is added. This may be accomplished through a 
minimum thirty-six-inch gap between ground level and the lower limit of the projection, or some 
form of permanent interior physical limitation (cabinetry, counter, etc.). The projection may not 
be greater than thirty percent of the width of the elevation from which it projects.  

3. Eaves may project into a required interior side setback not more than four inches for each one foot of 
width of such side setback, provided the width of such side setback is not reduced to less than two and 
one-half feet. Eaves may also project into any other required setback, passageway or other open space 
not more than thirty inches, provided the width of an exterior side setback is not reduced to less than 
two and one-half feet.  

4. Chimneys may project into a required setback, passageway or other required open space not more 
than two feet, provided the width of any required side setback is not reduced to less than three feet.  

5. Fire escapes may project into any setback not more than four feet.  

6. Open unenclosed stairways or balconies, not covered by a roof or canopy, may project into a required 
rear setback not more than four feet, and into a required front setback, exterior side setback side or 
other required open space not more than thirty inches, provided the width of an exterior side setback 
is not reduced to less than two and one-half feet.  

7. Open, unenclosed porches, platforms or landing places, including access stairways, not covered by a 
roof or canopy, which do not extend above the level of the first floor of the building, may project into 
any required setback passageway or other open space not more than four feet, provided that in no 
event shall any such porch, platform or landing place be more than four feet above the adjacent 
natural ground level.  
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8. A one-story unenclosed breezeway, not over five feet in width, extending from a main residential 
building to an accessory parking or other accessory structure, may project into a required rear or 
exterior side yard setback a distance not to exceed the required setback of the accessory structure.  

9. Awnings or canopies without enclosing walls or screening may be attached to the exterior walls of a 
residential structure provided that:  

a. Such awnings or canopies do not extend more than four feet into a required front setback and 
have no vertical support within the setback or space;  

b. Such awnings or canopies do not extend more than thirty inches into a required side setback, 
rear setback, or other required open space, but in no event nearer than thirty inches to an 
interior lot line;  

c. Where such awnings or canopies project into a required front or side setback or other required 
open space, they may extend only over the windows or doors to be protected and for twelve 
inches on each side thereof.  

10. Entry arbors, either freestanding or as part of a fence as provided for in this section.  

11. Air conditioning units, water heaters and required screens or enclosures. 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2015-2401, § 2, 3-3-2015) 

18.42.030 Accessory structures. 

A. Conditions. Accessory structures and uses may be developed as permitted in this title, provided they are 
located on the same lot or parcel of land and are incidental to and do not substantially alter the character of 
the principal permitted use.  

B. Alteration. No accessory structure shall be structurally altered, converted, enlarged or maintained for the 
purpose of providing a second dwelling units unless such accessory structures are made to conform to all 
regulations of this title for new structures.  

C. Westside Specific Plan. Accessory structures in the RS-4 zone shall maintain a three-foot setback from the 
side lot line and the rear lot line and a minimum of six feet between structures but shall not be located in the 
front yard setback required except as provided by this title.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.42.040 Screening mechanical equipment and elevator housing. 

A. Standards Applicable to All Zones.  

1. All mechanical equipment located at ground level shall be enclosed within a permanent 
noncombustible enclosure subject to the approval of the building official, and subject to all yard and 
setback regulations.  

2. All elevator housing and mechanical equipment located on the roof of any building shall be screened 
from adjacent views and contained within a completely enclosed penthouse or portion of the same 
building having walls and roofs with construction and appearance similar to the building served by the 
equipment and other appurtenances.  

3. All accessory equipment, including air conditioning systems, dryers, exhaust or make up air, and similar 
systems, shall be completely screened with a parapet wall and shall be colored/painted the same color 
as the surface on which it is mounted or adjacent to. 
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(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.42.050 Commercial and institutional building design standards. 

A. Applicability. This section provides standards for commercial buildings including retail, service, office, and 
institutional buildings in any zone where they are permitted.  

B. Commercial Retail Buildings.  

1. Large Format Retail or Anchor Stores.  

a. Ground floor façades that face public streets shall have arcades, pergolas or galleries; display 
windows, accentuated entries or entry pavilions; awnings; raised planters; or special corner 
treatments such as towers, turrets, angled corners with parapets, or similar architectural 
treatments on at least sixty percent of the total façade length.  

b. Façades greater than one hundred twenty feet in length measured horizontally shall incorporate 
wall plane projections or recesses having a depth of at least two percent of the length of the 
façade and extending at least twenty-five percent of the length of the façade.  

c. A minimum of twenty-five percent transparency (clear vision glass) is required on the ground 
floor of a large format retail or anchor store.  

2. Freestanding or "Pad" Buildings.  

a. Freestanding retail buildings fronting a sidewalk shall be provided with sufficient display windows 
meeting the transparency requirements identified in subsection (C)(3) below.  

b. Freestanding retail or "pad" buildings within centers (multi-tenant strip developments) that do 
not front on a public street shall exhibit a minimum of a fifty percent window to fifty percent wall 
on at least three building facades.  

3. Retail Shops/Multi-Tenant Development.  

a. Buildings facades within a multi-tenant development must provide a repeating pattern that shall 
include at least one of the following elements at horizontal intervals of no more than thirty feet:  

i. Color change;  

ii. Texture change;  

iii. Material change; or  

iv. Structural bay expression through a change in plane no less than twelve inches in width such as an 

offset, reveal, or project rib.  

b. Retail storefronts set back from a street with parking in front shall provide a minimum sixty 
percent transparency through the use of clear vision windows and doors when located along a 
sidewalk, building arcade or gallery.  

c. Doors and windows mounted flush with the wall surface shall not be used unless in conjunction 
with an arcade or covered walkway. Doors and windows shall be set back in their wall openings 
to reveal the thickness of the wall when an arcade or covered walkway is not provided.  

C. Building Aesthetics and Materials.  

1. Articulation is required to reduce the mass and scale of large monolithic commercial buildings. 
Articulation is required on at least three sides of a building's façade by use of color, changes in 
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materials, arrangement of façade elements (such as insets, offsets or varying setbacks, canopies, 
window recesses, arches, arcades or colonnades, varied roof planes, vertical projections, and 
fenestration). The service side of a building's façade shall not require the same articulation unless it is 
visible from an adjacent street, park or open space or residential/residentially-zoned area.  

2. Any side of an office, commercial and institutional building visible from or adjacent to residential areas 
or residentially zoned lands shall be treated in the same manner as the street facing façade.  

3. For buildings that front on a public right-of-way, internal private street or private drive intended to 
function as a street, the following minimum standards for transparency or clear vision glass are 
required:  

a. Ground floor retail: Sixty percent.  

b. Upper story retail: Forty percent.  

c. Ground floor office or institutional: Fifty percent.  

d. Second floor office or institutional: Thirty-five percent.  

4. Rooflines.  

a. Both single and multi-tenant buildings shall have variations in the rooflines and roof features that 
are consistent with the buildings mass and scale. Roofs shall meet at least two of the following 
requirements:  

i. Decorative parapets that are a minimum of three feet in height.  

ii. A three-dimensional cornice treatment a minimum of twelve inches in height.  

iii. Overhanging eaves that extend at least two feet beyond the building façade.  

iv. Three or more roof planes.  

v. Any other treatment that in the opinion of the planning division, meets the intent of this section.  

5. Exterior facades of new buildings should be constructed of materials which will withstand the abuses of 
weathering and possible defacing due to vandalism. These materials should be easily maintained and 
attractive from any distance. In the commercial and mixed-use zones, the exteriors of all buildings or 
accessory structures shall be constructed of stucco, masonry, architectural concrete masonry units, 
pre-cast concrete, rock, and/or wood or wood simulated siding; provided, however, that all buildings or 
structures shall have an integrated color or painted exterior.  

a. Metal for use as a primary exterior building material is not permitted. The use of metal is 
permitted only as an accent material and may not exceed ten percent of each building façade 
face.  

b. Building fronts shall incorporate and present either a finished parapet or overhang to the street.  

c. All roof edges shall be finished with facia and/or combination fascia gutter.  

d. Finished soffits are required.  

e. The use of decorative materials to enhance the aesthetic appearance of the building or structure 
shall be required on any portion of the building or structure abutting upon a public street.  

6. The exterior walls of all buildings or structures constructed within the commercial and mixed-use zones 
shall be of new material; provided, however, that quality used materials such as rock, red brick, or 
decorative masonry may be permissible. Other forms of architectural treatment of used materials may 
be approved by the planning division.  

7. Color.  
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a. The use of colors on the exterior of a building shall be limited to an appropriate and 
complementary palette.  

b. Large areas of intense white color shall be avoided except on rooftops.  

c. The color palette chosen for a building should be compatible with the colors of adjacent buildings 
except where existing buildings strongly diverge from these standards.  

d. Fluorescent or neon colors shall be avoided.  

8. Accessory structures shall have compatible architectural details, design elements, and roof designs as 
the primary structure.  

9. Trash and recycling enclosures.  

a. Standards are found in Title 7, Section 7.10.080 (Enclosures required).  

b. Enclosures shall be provided with receptacles for both rubbish and recyclable materials.  

c. Enclosures shall be constructed with a roof.  

D. Prohibited Exterior Wall Materials. The following materials are prohibited as a primary exterior wall material:  

1. Unfinished concrete and concrete block, except split-face concrete block or slump block.  

2. Corrugated metal, standing seam metal, or other metal wall materials.  

3. Reflective mirror-type glass.  

4. Plywood, including T-11 or similar wood products.  

5. Imitation "rock work" veneer.  

6. Corrugated fiberglass.  

7. Asphalt shingles.  

8. Plastic or plastic laminates.  

E. Prohibited Roofing Materials. The following materials are prohibited for use as a roofing material:  

1. Corrugated metal.  

2. High contrast or brightly colored glazed tile, except where desirable for accent purposes.  

3. Highly reflective surfaces.  

4. Aluminum sheet metal.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.42.060 Industrial building design standards. 

A. Building Aesthetics and Materials.  

1. Long unbroken building facades shall be avoided. Facades with varied front setbacks shall be required.  

2. Warehouses shall avoid blank front and exterior side wall elevations on street frontages through the 
use of building indentations and architectural details.  
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3. Building entrances to industrial use buildings shall be enhanced with architectural elements and 
landscaping for emphasis.  

4. Materials.  

a. All buildings and structures shall be constructed of metal, stucco, masonry, architectural concrete 
masonry units, pre-cast concrete, rock, and/or wood or wood simulated siding, and shall have an 
integrated color or painted exterior.  

b. Thirty percent, including doors, of the gross area, to a twelve-foot height, of any building or 
structure abutting on the front or exterior side yard of a lot shall be constructed of, or surfaced 
with, glass, stone, wood, brick, and/or decorative masonry as architectural treatment to increase 
the aesthetic appearance of the building. On a corner lot, if the treatment required on the 
exterior side yard is concentrated on the corner of the building or structure and is located 
nearest the corner of the intersecting streets, the percentage of required area for decorative 
purposes may be reduced on the exterior side yard to ten percent.  

c. Where the end use of any building or structure prohibits the use of decorative materials in either 
the front or exterior side of any building or structure or it is not economically feasible to use 
decorative materials, a color combination of the exterior surface of integrated or painted finish 
may be permitted, subject to site plan review.  

d. The exterior walls of all buildings or structures in the industrial zones shall be of new material; 
provided, however, that quality used materials such as rock, red brick, or decorative masonry 
may be permissible. Other forms of architectural treatment of used materials may be approved 
by the planning division.  

e. Metal buildings shall have the architectural appearance of conventionally built structures and an 
exterior surface that includes stucco, plaster, glass, stone, wood, brick, decorative masonry, or 
wood sheathing.  

5. Trash and recycling enclosures.  

a. Standards are found in Title 7, Section 7.10.080 (Enclosures required).  

b. Enclosures shall be provided with receptacles for both rubbish and recyclable materials.  

c. Enclosures shall be constructed with a roof.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.42.070 Residential building design standards. 

A. Multi-Unit Residential Building Design Standards.  

1. The exterior design, height, and bulk of multi-unit projects should not negatively impact adjacent lower 
density residential areas.  

2. Façade and Roof Articulation. A structure with three or more attached units should incorporate wall 
and roof articulation to reduce apparent scale. Changes in wall planes and roof heights, and elements 
such as balconies, porches, arcades, dormers, and cross gables can avoid a barracks-like quality. Long 
flat walls and roofs shall be avoided. Secondary hipped or gabled roofs covering the entire mass of a 
building are preferred.  

3. Scale. Because multi-unit projects are usually taller than one story, their bulk can be imposing on 
surrounding uses. Structures with greater height may require additional setbacks at the ground floor 
level and/or upper levels.  
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4. Balconies Porches or Patios as Part of Multi-unit Structures are Required. These elements shall be used 
to break up large wall masses, offset floor setbacks, and add human scale to structures, and increase 
neighborhood safety by providing opportunities for "eyes on the street." Individual unit entrances 
within a multi-unit project shall have individual covered porches.  

5. Trash and Recycling Enclosures.  

a. Standards are found in Title 7, Section 7.10.080 (Enclosures required).  

b. Enclosures shall be provided with receptacles for both rubbish and recyclable materials.  

c. Enclosures shall be constructed with a roof.  

6. Laundry Facilities. For multi-unit residential projects containing nine units or more that do not provide 
a washer and dryer for each unit, the following laundry facilities shall be provided: one washer and one 
dryer for each twenty dwelling units. The minimum requirement shall be one washer plus one dryer for 
multi-unit residential projects containing nine to twenty dwelling units.  

7. Storage Space. In all multi-unit residential projects, a storage space of not less than one hundred fifty 
cubic feet for each unit plus fifty cubic feet for each additional bedroom more than one. The cubic feet 
utilized by mechanical equipment (e.g., water heater, furnace, etc.) may not be included in the cubic 
footage requirement. A bedroom closet shall not be included in the cubic footage requirement.  

B. Mobile Homes/Factory-Built Housing.  

1. Definition. Factory-built housing includes modular housing and residential structures certified under 
the National Mobile Home Construction and Safety Standards Act of 1974 and as defined in 798.3 of 
the Civil Code. All factory-built housing and the lot on which it is placed shall comply with all applicable 
provisions of Title 18 of the National City Municipal Code and the Design Guidelines.  

2. Eligibility. A mobile home shall not be located on a permanent foundation, on a private lot, unless it:  

a. Was constructed after September 15, 1971, and was issued an insignia of approval by the 
California Department of Housing and Community Development or was constructed after July 1, 
1976, and was issued an insignia of approval by the U.S. Department of Housing and Urban 
Development; and  

b. Has not been altered in violation of applicable codes.  

3. Criteria. Mobile homes placed on a permanent foundation system, on a private lot, shall:  

a. Be occupied only as a residential use type;  

b. Meet all requirements for the zone in which located;  

c. Be attached to a foundation system in compliance with all applicable building regulations and 
Section 18551 of the Health and Safety Code;  

d. Have a minimum width of twenty feet;  

e. Be covered with an exterior material customarily used on conventional dwellings and approved 
by the planning division pursuant to site plan review. The exterior covering material shall extend 
to the ground, except that when a solid concrete or masonry perimeter foundation is used, the 
exterior covering material need not extend below the top of the foundation;  

f. Have a roof consisting of shingles or other material customarily used on conventional dwellings;  

g. A mobile home may be required to have a porch, eaves or roof with eaves when it is determined, 
pursuant to site plan review, it is necessary to have it compatible with the dwellings in the area.  
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4. Foundation System. The most recently adopted California Building Code specifies regulations for the 
mobile home foundation system. These regulations provide:  

a. Foundation system definition. A "foundation system" is an assembly of material constructed 
below, or partly below grade, not intended to be removed from its installation site, which is 
designed to support the structure and engineered to resist the imposition of external natural 
forces;  

b. That mobile home foundation systems be designed in accordance with the provisions of the most 
recently adopted California Building Code, and local soil conditions. Design conditions for roof, 
wind, and seismic loads applicable to permanent building foundations shall be applicable to the 
mobile home foundation system;  

c. The mobile home shall be installed in accordance with installation instructions provided by:  

d. The manufacturer of the mobile home; or  

e. A California-licensed architect or engineer for an individual mobile home where manufacturer's 
installation instructions are not available;  

f. That both the foundation system and connection of the mobile home to the foundation system 
shall be capable of withstanding the design loads and concentrated loads identified in the 
installation instructions;  

g. A foundation system plan shall be provided in addition to the installation instructions. The 
foundation system plan may be:  

i. Provided by the mobile home manufacturer either as a part of, or separate from, the installation 

instructions;  

ii. Provided by the installation contractor;  

iii. Required to be signed by a California-licensed architect or engineer;  

iv. A foundation system plan approved by the California Department of Housing and Community 

Development will be accepted.  

5. Utility Connections. The mobile home electrical, gas, water and drain connections shall be made 
permanent in a manner applicable to permanent buildings. Gas shut-off valves, meters and regulators 
shall not be located beneath the mobile homes.  

6. Surrender of Registration. Prior to occupancy, the owner shall request a certification from the planning 
division that a certificate of occupancy be issued pursuant to Section 18551(b)(2) of the California 
Health and Safety Code. Thereafter, for an existing mobile home, any vehicle license plate, certificate 
of ownership and certificate of registration issued by a state agency is to be surrendered to the 
appropriate state agencies.  

7. Park and School Fees. Mobile homes placed on a permanent foundation shall be subject to local park 
and school fees in the same manner as conventional single-family dwellings.  

8. Modification of Criteria. Modification of the criteria set forth in this section may be granted by the 
planning division if the site plan review finds that such modification will not be detrimental to the 
public interest or surrounding residents or properties. No such modification may be granted from 
Subsections (3)a, (3)b, and (3)c of this section.  

9. Additions. Additions to a mobile home placed on a permanent foundation shall be made in accordance 
with all applicable laws, codes, and ordinances enforced by the city, and installation instructions 
provided by (site plan review required):  

a. The manufacturer of the mobile home; or  

b. A California-licensed architect or engineer; or  
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c. A building addition plan approved by the California Department of Housing and Community 
Development.  

C. Single-family Infill Standards.  

1. Architectural Considerations.  

a. New single-family projects should incorporate the distinctive architectural characteristics of 
surrounding development, for example: window and door detailing, decoration, materials, roof 
style and pitch, finished-floor height, porches, bay windows, dormers, chimneys, balconies, 
shutters, decorative molding, and similar architectural details.  

b. Rooflines of building additions shall be constructed to integrate the addition with the existing 
building. Contrasting rooflines which emphasize the separate construction of the addition, such 
as shed roofs extending from the wall of a structure with a hip or gable roof are prohibited.  

c. Exterior materials, window details, and colors of building additions should match those of 
existing structures.  

d. Roof pitches in common use in the residential neighborhood are gable and hip. New residential 
construction and additions should incorporate roofs which are compatible with the existing 
neighborhood style. Minimize the use of flat roofs unless the surrounding context suggests their 
use, or the structure being added on to has a flat roof.  

e. Walls should be of either wood or simulated wood clapboard or stucco where the style and 
context would allow it. Brick or stone is recommended as an accent material. Clay tile is also a 
very suitable material for roofs and accents, but very shiny glazed roof tile should be avoided.  

f. If concrete block is used for exterior wall construction, it shall receive a finish coat of stucco.  

g. While two-story construction is considered acceptable in single-story neighborhoods, the 
structure should incorporate both vertical and horizontal variations in the wall planes in order to 
reduce the overall bulk of the project and develop a smaller scale to be compatible with adjacent 
single-story structures.  

h. The use of any roof mounted equipment is highly discouraged for single-family units. If 
alternatives are not feasible, equipment must be screened from view in a manner which blends 
with the architectural style of the house, including use of materials and colors.  

2. Site Design Considerations.  

a. New development should continue the functional, on-site relationships of the surrounding 
neighborhood. For example, in many older neighborhoods, common patterns that should be 
continued are entries facing the street, front porches, and parking at the rear.  

b. Front setbacks for new single-family development in existing neighborhoods should be either:  

i. Equal to the average setback of all residences and buildings on both sides of public streets within 

one hundred feet of the property lines of the new project or  

ii. Equal to the average of the two immediate adjacent buildings.  

c. In cases where averaging between two adjacent existing buildings is chosen, the new building 
may be averaged in a stepping pattern.  

d. Side yard setbacks in the neighborhood create a certain rhythm along the street. New projects or 
additions should be respectful of the open space pattern created by these setbacks. 
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e. Single-family residences located in non-residential and mixed-use zones shall maintain the same 
setbacks as the RS-2 zone. Lots with up to three single-family detached homes shall maintain the 
same setbacks as the RS-3 zone. 

 (Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.43 FENCES AND WALLS 

18.43.010 Purpose. 

The purpose of this chapter is to establish regulations for fences and walls. The intent is to enhance the 
aesthetic appearance of property by providing standards relating to the quality of design materials; to create 
buffers between different land uses; and to protect the public health, safety, and welfare.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.020 Screening requirements. 

A. Between Land Uses.  

1. Where the side or rear setback of a commercial or industrial use abuts a residential zone, those side or 
rear setbacks of the commercial or industrial use shall be screened from the residential zone by an 
opaque fence or wall with a minimum six feet and a maximum height not to exceed eight feet.  

2. Where the side or rear setback of a multi-family residential use abuts a single-family residential zone, 
those side or rear setbacks of the multi-family residential use shall be screened from the single-family 
residential zone by and opaque fence or wall with a minimum six feet and a maximum height not to 
exceed eight feet.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.030 Parking lots. 

A. Screening.  

1. Parking lots shall be screened from adjacent residential zones and adjacent streets with a five- to six-
foot-high fence or wall within a five-foot-wide landscape buffer.  

2. The screening requirements for parking lots may be waived when the parking lot serves the structure 
or use to which the parking is accessory.  

3. Required screening shall be continuous, broken only for access driveways and walkways.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.040 Materials, construction, and maintenance. 

A. Fences and Walls.  

1. All fences and walls shall be constructed of new or good used material, and all fences and walls shall be 
kept in good repair and adequately maintained. Any dilapidated, dangerous, or unsightly fences or 
walls shall be removed, unless otherwise required, or repaired.  
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2. All masonry walls shall conform to the requirements of the California Building Code. All masonry walls 
require a building permit.  

3. Wood fencing must be constructed using pressure-treated wood posts set in concrete footings.  

4. Vinyl fencing is permitted.  

5. Chain Link Fences. Chain link fencing of minimum nine-gauge wire and three and one-half inch by five-
inch mesh with two and one-half inch by five-sixteenths inch redwood slats may be used in screening 
residential or industrial areas.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.050 Maximum height. 

A. Fences and Walls.  

1. Fences and walls not exceeding eight feet in height and hedges may be located in setback areas; 
provided, that if located in any front setback or exterior side setback of any corner lot, they shall not 
exceed four feet in height, except that a residentially developed property in a residential zone may 
have a fence, wall or hedge not exceeding six feet in height within the exterior side setback of a corner 
lot.  

2. Fences, walls and hedges over four feet in height shall not be permitted in the rear setback area of a 
reversed corner lot where such reverse corner lot abuts a front setback of the key lot at the rear.  

3. The height of retaining walls contributes to the allowable height of fences and walls; provided, that 
within interior side setbacks and rear setbacks, the required height of screens or protective fences shall 
not be inhibited by the height of a retaining wall. The height of such protective fences shall be 
measured from the top of the retaining wall above or upon which the protective fence is placed.  

 a. When a fence is constructed on top of or within one foot of the face of an above-ground 
retaining wall, and located in a required yard, the height of the fence shall be measured from the top 
of the fence to the midpoint height of the retaining wall.  

4. Masonry walls shall not exceed a height of eight feet. Masonry walls that include a retaining wall shall 
not exceed a maximum height of six feet for the masonry wall and two feet eight inches for the 
retaining wall.  

5. Up to thirty percent of the length of a fence may exceed the height limits specified in this section by up 
to six inches.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.060 Prohibited fences. 

A. Materials.  

1. The use of barbed wire, electrified fence, concertina or razor wire fence in conjunction with any fence, 
wall, or hedge, or by itself within any zoning district, is prohibited in residential and commercial zones 
unless required by law or regulation of the city, the state, or the federal government.  

2. The use of barbed wire above six feet in height is only allowed in industrial zones. 

3. In the Westside Specific Plan area, the use of chain link, barbed wire and razor wire fencing shall be 
prohibited.  
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(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.070 Entry arbors. 

A. Requirements. Arbors may be placed freestanding, or at entrances along fences within required front and 
exterior side setbacks, subject to the following standards:  

1. The height of the arbor shall not exceed ten feet.  

2. The width of the arbor shall not exceed six feet between centerlines of the supports.  

3. A maximum two-foot overhang is permitted on each side of the center of the supports.  

4. The depth of the arbor shall be no more than two feet six inches.  

5. A minimum six-foot eight-inch vertical clearance above grade is required.  

6. Supports shall not exceed six inches by six inches (horizontal dimensions).  

7. The arbor shall not be enclosed on any side other than where attached to a building or by an entry gate 
that is part of an allowed fence.  

8. Arbors may encroach into the entire width of the required front or exterior side setback.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.080 Openings in view-obscuring fences. 

A. When Allowed.  

1. With the approval of a site plan, the planning division may allow view-obscuring fences to have visual 
openings, for security surveillance. Such openings shall not exceed twenty-four inches in width and the 
aggregate of openings shall not exceed fifteen percent of the linear length of the fence along any side 
of an enclosed area.  

2. Upon recommendation of the chief of police, the planning division or building division may require that 
security openings be provided in view-obscuring fences constructed after the effective date of the 
ordinance codified in this section.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.090 Special fences. 

A. Conditions and Restrictions. Special fences are subject to review and approval by the planning division. Staff 
may impose reasonable conditions or restrictions including, but not limited to, neighbor notification, 
setbacks and landscape screening as staff deems necessary to secure the purpose of this title and to assure 
compatibility of the special fence with adjoining properties and those in the general vicinity, and may require 
guarantees and evidence that such conditions are being, or will be, complied with.  

B. Types. Special fences include, but are not limited to the following:  

1. Recreation Area Fence. Fences not to exceed twelve feet in height may be located near or around 
tennis courts, badminton courts, batting cages, golf courses/driving ranges, basketball or volleyball 
courts and similar play areas, providing that all parts of the fence over six feet are made of open-wire 
construction or other corrosion-resistant material;  
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2. Security Fences. Fences not to exceed eight feet in height may be located near and around industrial, 
institutional, or research uses where required for security purposes, screening, or containing and 
protecting hazardous materials;  

3. Swimming Pool Fences. Fences required for swimming pools are governed by Chapter 15.40 of the 
Municipal Code. Swimming pool fences are subject to building official approval.  

4. Wood fence posts greater than eight inches in width or depth;  

5. Front yard fence posts with more than two attached lights. In no event shall such posts exceed four 
feet in height plus a two-foot-high light fixture;  

6. Chain link fencing in residential areas is permitted in the side and rear yards with vinyl-coating and 
landscape screening. Chain link fencing shall not exceed six feet in height in these areas. Chain link 
fencing in front yards in residential areas is not permitted;  

7. Gates exceeding four feet in width for pedestrian use or fourteen feet in width for driveway use;  

8. Other structures which in the opinion of the review authority are of a similar nature.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.100 Traffic visibility triangles. 

A. Sight Requirements.  

1. Also known as a "sight visibility triangle," each corner or reversed corner lot in the commercial and 
industrial zones shall maintain a yard area conforming to the traffic visibility triangle requirements as 
defined in Table 18.43.100, except that a single supporting column, for a cantilevered roof or second 
story, having a diameter of eight inches or less may be located in the triangle area.  

2. A visibility triangle is the area encompassed by the triangle formed by projecting lines of a specified 
distance from the point of intersection of the front and side street edges of pavement and a straight 
line connecting the termini of said projected lines. Within the area comprising the triangle, no tree, 
fence, wall, shrub, or other physical obstruction higher than three feet above the official grade lot line 
grade shall be permitted.  

3. The following traffic visibility triangles shall be established for the following intersection types as 
identified in Table 18.43.100 below:  

TABLE 18.43.100 
Traffic Visibility Triangles 

Classification of Intersection Types  Distance Measurements from Point of Intersection of 
Front and Side Lot Lines  

Driveway or Alley with any street  As provided by Caltrans  
and AASHTO stopping sight distance criteria  

Local — Local  25'  

Local — Collector  25'  

Driveway — Collector or Arterial Street  30'  

Collector — Arterial  30'  

Arterial — Arterial  30'  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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Chapter 18.44 LANDSCAPING 

18.44.010 Purpose. 

The purpose of this chapter is to provide property owners with standards in landscaping their properties. 
These standards will be used by the planning division, planning commission, and city council when reviewing plans 
for landscaped areas. These standards are also intended to provide direction for the design, installation, and 
maintenance of water efficient landscaping as directed by California state law.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.020 Applicability. 

These standards shall be used when preparing landscape and irrigation plans for all multi-family residential, 
commercial, industrial, and institutional projects. Projects with a total landscaped area of five hundred 
square feet or less, private yard areas for single-family dwellings, and registered historic sites shall be 
exempt from requirements for water efficiency identified in this chapter. These standards shall not 
apply to revegetation plans that will be reviewed individually by staff and all appropriate state and 
federal agencies. All required yards separating off-street parking areas from street lot lines shall be 
landscaped in accordance with this chapter, except multi-unit residential projects of eight units or less.  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.030 Definitions. 

A. Definitions Used in this Chapter.  

1. "Landscaping" means the use of architectural and horticultural materials to provide control of erosion, 
dust, weeds, and accumulation of litter in a manner complementary to the purpose of adding natural 
environmental quality to the premises. "Landscaping" includes the planting and maintenance of some 
combination of trees, shrubs, ground cover, vines, flowers, lawns or other planting materials, other 
than weeds, providing shade, visual screening, aesthetic enhancement, soil conservation, and the 
removal or reduction of fire hazards, rodent harborages, vermin, and disease-bearing creatures. In 
addition, the combination or design may include natural features such as rock and stone and structural 
features such as pools, artwork, screens, walls, fences, and benches. See also "fence," defined in the 
glossary, and "screening," defined in the glossary.  

2. "Landscaping maintenance" includes sufficient irrigation, fertilization, pruning, trimming and training, 
and all other reasonable acts necessary to keep plants in a healthy vigorous condition. "Maintenance" 
also includes removal of weeds, dead materials and accumulated litter, rubble or other foreign 
substances; and reseeding, and replacement of dead plants and planting where necessary to restore a 
landscaped area to the level of coverage required of a new installation.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.040 Landscape plan. 

A. Requirements. A detailed landscape plan shall be submitted as part of a site plan review. The landscape plan 
shall include, but not be limited to, the following items:  
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1. The landscape plan shall be drawn at the same scale as the plot or site plan or at a minimum scale of 
one inch to twenty feet.  

2. The landscape plan shall locate and identify existing and proposed buildings, walls, fences, walks, 
drives, utilities, etc.  

3. Proposed plant location, spacing, size, species (common and botanical name).  

4. Existing and proposed contours on-site and one hundred feet beyond the site at intervals not to exceed 
two feet.  

5. Height and type of construction of wall or fence, including footings.  

6. Provide the types and amounts of soil amendments (additives mixed with the soil) used per one 
thousand square feet.  

7. Significant site details to resolve specific site conditions, such as tree wells to preserve existing trees or 
culverts to maintain existing natural drainage patterns.  

8. Planting and staking details in drawing form to ensure proper installation and establishment of 
proposed materials.  

9. Identification of existing trees proposed to be saved including individual tree caliper size and species. 
Clearly reference on the plan the total number of trees proposed to be preserved, caliper of tree saved, 
and number of trees requested for credit consideration.  

10. Identification of tree protection method for trees proposed to be preserved.  

11. Identification of existing trees over two and one-half inch caliper proposed to be removed.  

12. Identification of grass and other groundcover or proposed seed mix and the amount in pounds to be 
used per one thousand square feet and method of planting.  

13. Prepare calculations for the total number of parking spaces and number of parking lot shade canopy 
trees required to be placed within the interior of the parking area.  

14. Prepare calculations for the square footage of the twenty percent landscape area requirement. The 
twenty percent required landscape area shall be clearly denoted on the landscape plan.  

15. For sites with existing buildings and parking that are proposed for expansion, label the net percent 
increase and calculated landscape requirement.  

16. An irrigation and planting plan shall be submitted that meets the requirements of the water efficient 
landscape regulations of this chapter.  

17. Each landscape plan shall be prepared by a California licensed landscape architect, licensed landscape 
contractor, certified nurseryman, or other professional determined by the city to be qualified.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.050 Requirements. 

A. General.  

1. Where on-site landscaping is required by this chapter as part of a project, all landscaping work shall be 
included in such permit. Such landscaping shall not be considered complete until approved by the 
planning division.  
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2. Notwithstanding other provisions of this title requiring on-site landscaping, all buildings erected 
hereafter shall have the surrounding courts, yard areas, open-space areas, and public street parkways, 
that are otherwise unimproved, landscaped in accordance with Section 18.54.030. This shall include 
centrally controlled mechanical irrigation systems.  

3. New single-family and two-family residences shall be landscaped with a minimum of:  

a. Complete landscaping of all slopes steeper than 3:1;  

b. Turf or suitable ground cover on all other ground area lying between the curb, or edge of 
roadway, within adjoining streets and the rear line of the rearmost main building and the area 
between the main building and the rear property line on reversed corner lots;  

c. This required landscaping shall include irrigation systems meeting the guidelines of this chapter. 
All street parkways and slopes more than three feet in height shall have permanent centrally 
controlled mechanical irrigation systems.  

4. All street parkways and slopes more than three feet in height shall have permanent centrally controlled 
mechanical irrigation systems.  

5. Street trees shall be installed within the parkway of public streets at a ratio of one per thirty linear feet 
of frontage and may not interfere with effective street lighting. Tree selection and tree location shall be 
approved by the planning division.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.060 Plant materials. 

A. Requirements.  

1. Landscaping shall include a variety of trees, shrubs, and groundcover.  

2. Plant materials shall conform to or exceed the plant quality standards of the latest edition of American 
Standard for Nursery Stock published by the American Association of Nurserymen, or the equivalent.  

3. Plant materials shall be sized and spaced to achieve immediate effect and shall not be less than a 
fifteen-gallon container for trees, five-gallon container for specimen shrubs, and six-inch pots for mass 
planting, unless otherwise approved by the regulating authority.  

4. Plant materials shall be selected for low water demand and drought tolerance; use of appropriate 
native species; adaptability to the National City environment; the geological and topographical 
conditions of the site; ability to provide shade; and, soil retention capability.  

5. Plants having similar water use shall be grouped together in distinct hydrozones.  

6. Deciduous trees shall be used to shade buildings and parking lots in summer and allow for passive solar 
heating of buildings in winter.  

7. Street trees shall be planted at a rate of one tree for every thirty linear feet of right-of-way. The review 
authority may modify this requirement depending on the chosen tree species and its typical spread at 
maturity.  

8. Shrubs. A minimum of two five-gallon shrubs shall be provided for every six feet of distance along 
street frontages.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.44.070 Turf lawn. 

A. Restrictions.  

1. Turf lawn is the landscape element which requires the most water and maintenance; therefore, the use 
of turf must be limited to functional areas such as playgrounds, entertainment areas, picnic areas, 
employee areas, play areas, etc.  

2. Turf shall not exceed twenty percent of the total landscaped area. Decorative cool season turf shall not 
exceed fifteen percent of the landscaped area.  

3. Turf shall not be used in parking lot islands or strips.  

4. Turf may not be planted in areas with a width of less than six feet.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.080 Soils and mulching. 

A. Requirements.  

1. A minimum of one foot depth of uncompacted soil shall be provided for water absorption and root 
growth in each planted area.  

2. Soil shall be prepared and/or amended to be suitable for the landscaping to be installed.  

3. A minimum of two to three inches of mulch such as ground bark or other composted organic material 
shall be added in each non-turf area to the soil surface after planting. Any plant type that is intolerant 
to mulch shall be excluded from this requirement.  

4. If a weed control barrier is needed, only porous fabrics shall be used under mulches.  

5. Gravel or crushed rock for use as mulching is not permitted.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.090 Minimum percentage of net lot area to be landscaped. 

The minimum area of each site to be landscaped with trees, shrubs, groundcover, or turf lawn shall be 
twenty percent of the net site area, except for a reduction approved by the city manager or his/her designee due 
to lot size, sites with existing development, or for lots with zero setback requirements.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.100 Statuary structures and other lawn art. 

Statuary structures and other lawn art shall be limited to a maximum of three structures and shall not exceed 
four feet in height and two feet in depth unless otherwise determined by the planning division. Staff may impose 
reasonable conditions or restrictions including, but not limited to, neighbor notification, setbacks and landscape 
screening as staff deems necessary to secure the purpose of this title and to assure compatibility of the statuary 
structures and other lawn art with adjoining properties and those in the general vicinity, and may require 
guarantees and evidence that such conditions are being, or will be, complied with.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.44.110 Landscape location requirements. 

A. Provisions. Landscaping shall be provided in all areas of a site subject to development with structures, 
grading, or the removal of natural vegetation, as follows:  

1. Setbacks. The setback and open space areas required by this Land Use Code, and easements for 
utilities and drainage courses shall be landscaped except where:  

a. Occupied by approved structures;  

b. Occupied by required paved areas;  

c. A required single-family dwelling residential setback is screened from public view; or  

d. They are retained in their natural state, and the review authority determines that landscaping is 
not necessary to achieve the purposes of this chapter.  

2. Unused Areas. Any area of a project site not intended for a specific use, including a commercial pad site 
intended for future development, shall be landscaped unless retained in the natural state, and the 
review authority determines that landscaping is not necessary to achieve the purposes of this chapter.  

3. Areas Adjacent to Side or Rear Property Lines. A parking area for a nonresidential use or multi-unit 
residential project shall provide a perimeter landscape strip at least eight feet wide where the parking 
area adjoins a side or rear property line. The requirement for a landscape strip may be satisfied by a 
setback or buffer area that is otherwise required to be eight feet or greater. Trees shall be provided 
within the landscape strip at the rate of one for each thirty linear feet of landscaped area.  

4. Areas Adjacent to Buildings. When a parking area is located adjacent to a nonresidential structure, a 
minimum eight-foot-wide landscape strip shall be provided adjacent to the structure, exclusive of any 
building entries, or areas immediately adjacent to the wall of the structure that serves as pedestrian 
accessways. Landscape strips shall be planted with a combination of canopy trees, ornamental trees, 
shrubs, perennials, ornamental grasses, and groundcover.  

5. Areas Adjacent to Residential Use. A parking area for a nonresidential use or multi-unit residential 
project adjoining a residential use in an RS zone shall provide a landscaped buffer with a minimum ten-
foot width between the parking area and the common property line bordering the residential use. A 
solid, continuous decorative masonry wall or fence and landscape buffer shall be provided along the 
property line, except for approved access points, to address land use compatibility issues (e.g., 
nuisance noise and light/glare), as determined by the review authority to be necessary. Trees shall be 
provided at the rate of one for each thirty linear feet of landscaped area.  

6. Parking Lot Landscape Requirements.  

a. A minimum of one shade canopy tree shall be required for every seven parking spaces in a 
parking lot for all zones.  

b. All of the required parking lot trees shall be placed within the parking lot envelope, described as 
the area including the parking lot surface and extending a minimum of eight to ten feet from the 
edge of the parking lot.  

c. Landscape areas within the parking lot island shall be planted with a combination of required 
canopy trees, ornamental trees, shrubs, perennials, ornamental grasses, and groundcover.  

d. A minimum of two-thirds of the required trees shall be placed within the interior of the parking 
area. A maximum of one-third may be placed within the ten-foot landscape area that surrounds a 
parking lot.  
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e. A parking area for a nonresidential use adjacent to a public street shall be designed to provide a 
minimum ten-foot-wide landscape planting strip between the street right-of-way and the parking 
lot.  

f. A parking area for a residential use except for dwelling or duplex, shall be designed to provide a 
landscaped planting strip between the street right-of-way and parking area equal in depth to the 
setback required by the applicable zoning district.  

g. The landscaping shall be designed and maintained to screen vehicles from view from the street to 
a minimum height of three feet, but shall not exceed any applicable height limit for landscaping 
within a setback or traffic visibility triangle. Screening materials may include a combination of 
plant materials, earth berms, solid decorative masonry walls, raised planters, or other screening 
devices which meet the intent of this requirement.  

h. All landscaping including canopy tree placement shall be dispersed throughout the parking lot in 
order to balance and soften the large areas of pavement and help direct traffic flow within the 
lot.  

i. A permanent underground irrigation system shall be provided for all landscaped areas.  

7. Paved Areas. Paving within the required front and exterior setbacks in the residential zones is 
prohibited, except for driveways, walkways, and porches approved through site plan review or as part 
of a landscaping plan  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.120 Tree preservation. 

A. Site Plan Requirements, Maintenance, and Credits.  

1. All trees over eight inches caliper shall be identified on the site plan and landscape plan with notations 
of trees to be preserved and trees to be removed.  

2. Trees intended to be preserved shall be noted with a unique symbol on the site plan and be protected 
during construction through the use of construction fencing at or beyond the drip line of the tree or 
trees to be preserved.  

3. Trees to be preserved shall be considered for credit only if they are located on the developed portion 
of the site. To obtain credit consideration, the preserved trees shall be of a high quality and at least 
two and one-half inches caliper.  

4. The following credits will be considered for high quality trees that are preserved:  

a. Two and one-half to 7.99 inches: One tree.  

b. Eight inches to 11.99 inches: Two trees.  

c. Twelve inches and over: Three trees.  

5. To protect and encourage the continued health and vitality of the preserved trees, the ground within 
the drip line shall be maintained in the existing natural state. Storage of soils, construction equipment 
or other materials during or after construction within the tree dripline is prohibited.  

6. If preserved trees die within three years after construction, the property owner shall replace with the 
number of trees that would have been required had the tree preservation credit not been provided. 
Said trees shall be replaced within thirty days of written notice from the city or within an extended 
time period as specified in said notice.  
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7. The minimum number of required trees shall not be reduced by less than fifty percent through the use 
of approved tree credits, unless the planning commission determines that during the site plan review 
existing vegetation intended to be preserved would provide adequate landscaping, shading, buffering 
or screening comparable to that required under this chapter.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.130 Landscaping work included in building permit inspections. 

Where on-site landscaping is required by this title as part of a project for which a building permit is also 
required, all landscaping work shall be included in such permit. Such landscaping shall not be considered complete 
until inspected, certified for compliance, and approved by the planning division. The city fire department is 
authorized to annually inspect all properties for adequacy of landscaping maintenance as a part of its annual weed 
abatement program. Conditions of inadequate landscaping maintenance that cannot be abated pursuant to the 
weed abatement provisions of the California Health and Safety Code, which nonetheless constitute unsightly or 
otherwise detrimental conditions, shall be reported to code enforcement for enforcement under this title.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.140 Traffic visibility triangle. 

Refer to Table 18.43.100, Traffic Visibility Triangle, for regulations on landscaping.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.150 Maintenance required. 

A. Property Owner Responsibilities.  

1. It shall be the responsibility of each property owner to adequately maintain the landscaping of private 
property and the adjoining public street parkway landscaped, except street trees. All landscaping shall 
be properly maintained. Trees located within public street parkways will be pruned and trimmed by 
city forces and not by private property owners.  

2. All trees, shrubs, plants, and other landscaping of parking lots, including interior landscaped areas, 
setbacks, and parkways shall be periodically and systematically watered, weeded, fertilized, and 
maintained in a healthy, growing condition. Dead growth should be promptly replaced so as to 
maintain the designed planting scheme.  

3. Landscaping—Pruning or Trimming. All growth in landscaped areas should be controlled by pruning, 
trimming or otherwise so that:  

a. It will not interfere with the maintenance or repair of any public utility;  

b. It will not restrict pedestrian or vehicular access;  

c. It will not constitute a traffic hazard because of reduced visibility.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.44.160 Certain trees a public nuisance. 

Any tree or shrub growing or standing on private property in such a manner that any portion thereof 
interferes with utility poles, lines, wires or electroliers lawfully erected, constructed or maintained along any public 
street, sidewalk, or intersection or with any person or persons lawfully using the same, or any such tree which has 
become diseased or weakened in such a manner as to be dangerous to persons lawfully using the streets or 
sidewalks, or any such tree which has roots that pose a hazard to pedestrians using a sidewalk constitutes a public 
nuisance. The public works department shall cause notice to be served upon such property owner directing that 
such public nuisance be abated or removed within seven days after said notice is served. The public works 
department is authorized to abate or cause to be abated such public nuisance by trimming, pruning, cutting or 
removing all or such portion of such tree, shrub or plant as may be necessary to eliminate such interference, 
obstruction or condition. Whenever it is necessary for the public works department to direct the use of city 
employees to abate, remove, or cause to be abated or removed, public nuisances as contained in this section, 
he/she shall determine the cost of the work performed by city employees and bill the property owner the cost of 
the work performed.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.170 Nonconforming landscaping. 

All properties, now landscaped, which are inadequately maintained shall be brought into compliance with 
this chapter upon not less than ninety days' from the date of a written notice from the city. All properties not now 
landscaped shall be landscaped whenever a building permit for structures valued ten thousand dollars or more is 
issued for the site. All other properties or portions of properties, not landscaped shall be kept free of rubbish, 
litter, debris, unused merchandise, unused building materials, machinery or vehicular paraphernalia not essential 
to the occupancy of the premises.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.180 Public utilities. 

No species of trees or large shrubs shall be planted under overhead lines or over underground utilities if its 
growth might interfere with the installation or maintenance of any public utilities.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.190 Water efficient landscape regulations. 

A. Purpose. The purpose of this section is to provide property owners with standards in landscaping their 
properties. These standards will be used by the planning division, planning commission, and director or parks 
and recreation when reviewing plans for landscaped areas. These standards are also intended to provide 
direction for the design, installation, and maintenance of water efficient landscaping as directed by California 
state law.  

1. Promote the values and benefits of landscapes while recognizing the need to utilize water and other 
resources as efficiently as possible.  

2. Establish a structure for planning, designing, installing, maintaining, and managing water efficient 
landscapes.  

3. Promote the use, when available, of tertiary treated recycled water, for irrigating landscaping.  
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4. Use water efficiently without waste by setting a maximum applied water allowance (MAWA) as an 
upper limit for water use and reduce water use to the lowest practical amount.  

5. Encourage water users of existing landscapes to use water efficiently and without waste.  

B. Definitions. The following definitions shall apply to this section:  

1. "Automatic irrigation controller" means an automatic timing device used to remotely control valves 
that operate an irrigation system. Automatic irrigation controllers shall schedule irrigation events using 
either evapotranspiration (ETo) (weather-based) or moisture sensor data.  

2. "Building permit" means a permit to engage in a certain type of construction at a specific location.  

3. "Certified landscape irrigation auditor" means a person certified to perform landscape irrigation audits 
by an accredited academic institution, a professional trade organization, or other accredited 
certification program.  

4. "Developer" means a person who seeks or receives permits for or who undertakes land development 
activities who is not a single-family homeowner. Developer includes a developer's partner, associate, 
employee, consultant, trustee, or agent.  

5. "Director" means the development services director or anyone to whom the director has designated or 
hired to administer or enforce this section.  

6. "Discretionary permit" means any permit requiring a decision-making body to exercise judgment prior 
to its approval, conditional approval, or denial.  

7. "Estimated total water use" (ETWU) means the estimated total water use in gallons per year for a 
landscaped area.  

8. "ET adjustment factor" (ETAF) means a factor that when applied to reference ETo, adjusts for plant 
water requirements and irrigation efficiency, two major influences on the amount of water that is 
required for a healthy landscape.  

9. "Evapotranspiration" (ETo) means the quantity of water evaporated from adjacent soil and other 
surfaces, and transpired by plants during a specified time period.  

10. "Reference evapotranspiration" means a standard measurement of environmental parameters which 
affect the water use of plants. ETo is given in inches per day, month, or year and is an estimate of the 
ETo of a large field of four inches to seven inches tall, cool season turf that is well watered. Reference 
ETo is used as the basis of determining the MAWA so that regional differences in climate can be 
accommodated.  

11. "Grading" means any importation, excavation, movement, loosening, or compaction of soil or rock.  

12. "Hardscape" means any durable surface material, pervious, or non-pervious.  

13. "Homeowner-provided landscaping" means landscaping installed either by a private individual for a 
single-family residence or installed by a California licensed contractor hired by a homeowner.  

14. "Hydrozone" means a portion of the landscape area having plants with similar water needs. A 
hydrozone may be irrigated or non-irrigated.  

15. "Invasive plant species" means species of plants not historically found in California that spread outside 
cultivated areas and may damage environmental or economic resources.  

16. "Irrigation audit" includes an in depth evaluation of the performance of an irrigation system conducted 
by a certified landscape irrigation auditor. An irrigation audit may include, but is not limited to, 
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inspection, system tune up, system test with distribution uniformity or emission uniformity, reporting 
overspray or runoff that causes overland flow, and preparation of an irrigation schedule.  

17. "Irrigation efficiency" means the measurement of the amount of water beneficially used divided by the 
water applied. Irrigation efficiency is derived from measurements and estimates of irrigation system 
characteristics and management practices.  

18. "Landscaped area" means an area with outdoor plants, turf, and other vegetation. A landscaped area 
may include a water feature either in an area with vegetation or that stands alone. A landscaped area 
may also include design features adjacent to an area with vegetation. A landscaped area does not 
include the footprint of a building, decks, patio, sidewalk, driveway, parking lot, or other hardscape. A 
landscaped area also does not include an area without irrigation designated for non-development such 
as designated open space or area with existing native vegetation and areas dedicated for food 
production.  

19. "Landscape manual" means the Water Efficient Landscape Design Manual, approved by the City of 
National City that establishes specific design criteria and guidance to implement the requirements of 
this section.  

20. "Low head drainage" means a sprinkler head or other irrigation device that continues to emit water 
after the water to the zone in which the device is located has shut off.  

21. "Low volume irrigation" means the application of irrigation water at low pressure through a system of 
tubing or lateral lines and low volume emitters such as drip lines or bubblers.  

22. "Maximum applied water allowance" (MAWA) means the maximum allowed annual water use for a 
specific landscaped area based on the square footage of the area, the ETAF, and the reference ETo.  

23. "Mulch" means an organic material such as leaves, bark, straw, or inorganic mineral materials such as 
rocks, gravel, or decomposed granite left loose and applied to the soil surface to reduce evaporation, 
suppress weeds, moderate soil temperature, or prevent soil erosion.  

24. "Overspray" means the water from irrigation that is delivered outside an area targeted for the 
irrigation and makes contact with a surface not intended to be irrigated.  

25. "Pervious" means any surface or material that allows the passage of water through the material and 
into underlying soil.  

26. "Plant factor" means a factor when multiplied by the ETo, estimates the amount of water a plant 
needs.  

27. "Recycled water" means waste water that has been treated at the highest level required by the 
California Department of Public Health for water not intended for human consumption.  

28. "Recreational areas" means areas of active play or recreation, such as parks, playgrounds, sports fields, 
golf courses, school yards, picnic grounds, or other areas where turf provides a playing surface or 
serves other recreational purposes.  

29. "Runoff" means water that is not absorbed by the soil or landscape to which it is applied and flows 
from the landscaped area.  

30. "Special landscaped area" means an area of the landscape dedicated to edible plants, an area irrigated 
with recycled water, or an area dedicated as turf area within a park, sports field, or golf course where 
turf provides a passive or active recreational surface.  

31. "Standard urban storm water mitigation plan" (SUSMP) means a plan designed to reduce pollutants 
and runoff flows from new development and significant redevelopment.  
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32. "SUSMP manual" means the manual prepared for implementation of SUSMP requirements, and 
available for reference at the city's development services department and on the city's website.  

33. "Storm water management and discharge control" means regulations contained in Chapter 14.22 of 
the Municipal Code enacted to reduce the effects of polluted discharge on water of the state, to secure 
benefits from the use of storm water as a resource, to ensure compliance with the San Diego Regional 
Water Quality Control Board (RWQCB) and applicable state and federal law.  

34. "Subsurface irrigation" means an irrigation device with a delivery line and water emitters installed 
below the soil surface that slowly and frequently emit small amounts of water into the soil to irrigate 
plant roots.  

35. "Tertiary treated recycled water" means water that has been through three levels of wastewater 
treatment including filtration and disinfection, but not intended for human consumption.  

36. "Transitional area" means a portion of a landscaped area that is adjacent to a natural or undisturbed 
area and is designated to ensure that the natural area remains unaffected by plantings and irrigation 
installed on the property.  

37. "Turf" means a groundcover surface of mowed grass.  

38. "Water feature" means a design element where open water performs an aesthetic or recreational 
function. A water feature includes a pond, lake, waterfall, fountain, artificial streams, spa, and 
swimming pool. Constructed wetlands used for on-site wastewater treatment or storm water best 
management practices are not water features.  

39. "WUCOLS III" means Water Use Classification of Landscape Species and refers to the Department of 
Water Resources 1999 publication or the most current version.  

C. Applicability.  

1. All new industrial, commercial, institutional, or multi-family residential development with a total 
landscaped area less than two thousand five hundred square feet shall provide the following:  

a. Install on-site landscaping and below grade automatic irrigation system in accordance with the 
landscape manual.  

b. Landscaping shall be installed in all areas not utilized for structures, parking, drainage, and 
hardscape.  

c. Drought tolerant landscaping and water efficiency in accordance with this section and the 
landscape manual is encouraged.  

d. Parkways, between the curb and the sidewalk, bordering the development shall be provided with 
ground cover, shrubs, and at a minimum one fifteen-gallon street tree every forty linear feet.  

2. All new single-family and two-family residences with a total landscaped area less than five thousand 
square feet shall provide the following:  

a. Install on-site landscaping and below grade automatic irrigation systems in accordance with the 
landscape manual.  

b. Landscaping shall be installed on all areas not used for structures, driveways, drainage, and 
hardscape.  

c. Drought tolerant landscaping and water efficiency for all new landscaping consistent with this 
section is encouraged.  
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d. Parkways, between the curb and the sidewalk, bordering the development shall be provided with 
groundcover, shrubs, and at a minimum one fifteen-gallon street tree every forty linear feet.  

3. For all other projects that exceed the landscape area identified in Section 18.44.190(C)(1) and (C)(2) of 
this section shall apply to the following projects when a building permit or a discretionary permit is 
required:  

a. A project for an industrial, commercial, institutional, or multi-family residential use with a total 
landscaped area equal to or greater than two thousand five hundred square feet.  

b. Developer installed residential and common area landscapes where the total landscaped area for 
the development is equal to or greater than two thousand five hundred square feet.  

c. A new single-family residence with homeowner provided landscaping, where the landscaped 
area is equal to or greater than five thousand square feet.  

d. A model home that includes a landscaped area.  

e. A public agency project that contains a landscaped area equal to or greater than two thousand 
five hundred square feet.  

f. A rehabilitated landscape for an existing industrial, commercial, institutional, public agency, or 
multi-family use where a building permit or discretionary permit is being issued, and the 
applicant is installing or modifying two thousand five hundred square feet or more of 
landscaping.  

4. This section shall not apply to the following:  

a. A registered local, state, or federal historical site.  

b. An ecological restoration project that does not require a permanent irrigation system.  

c. A mined land reclamation project that does not require a permanent irrigation system.  

d. A botanical garden or arboretum, open to the public.  

e. Any single-family residence that is being rebuilt after it was destroyed due to a natural disaster, 
such as a fire, earthquake, or hurricane.  

D. Administration and Enforcement.  

1. The director shall administer and enforce this section.  

2. The director shall provide guidance to applicants on how to comply with the requirements of this 
section.  

E. Landscape Documentation Package.  

1. Building permit applications for projects shall submit and have approved a landscape documentation 
package to the development services department prior to issuance of a building permit. A minimum of 
three percent of the construction cost to install the landscaping and irrigation improvements shall be 
submitted as a deposit to review the landscape documentation package. The developer shall be billed 
for actual costs incurred by the city, including actual labor charges and consultant fees, less the amount 
of the deposit. In addition to the fee, the landscape documentation package shall contain the 
following.  

a. A soils management report and plan that complies with subsection (F).  

b. Planting and irrigation plans that comply with subsection (G).  
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c. A water efficient landscape worksheet that complies with subsection H.  

d. A grading plan that complies with subsection (I) below, and Chapters 14.22 (Storm Water 
Management and Discharge Control) and 15.70 (Grading) of the Municipal Code.  

F. Soils Management Report.  

1. The soils management report as required by Section 18.44.190(E)(1)a, above shall be prepared by a 
licensed landscape architect, licensed civil engineer, licensed architect, or other landscape professional 
appropriately licensed by the state, and shall contain the following information:  

a. An analysis of the soil for the proposed landscaped areas of the project that includes information 
about the soil texture, soil infiltration rate, pH, total soluble salts, sodium, and percent organic 
matter.  

b. Recommendations about soil amendments that may be necessary to foster plant growth and 
plant survival in the landscaped area using efficient irrigation techniques.  

c. Proposed soil amendments and mulch as follows:  

i. The report shall identify the type and amount of mulch for each area where mulch is applied. 

Mulch shall be used as follows:  

• A minimum two-inch layer of mulch shall be applied on all exposed soil surfaces in each 

landscaped area except in turf areas, creeping or rooting ground covers or direct seeding 

applications where mulch is contraindicated.  

• Stabilizing mulch shall be applied on slopes.  

• The mulching portion of seed/mulch slurry in hydro-seeded applications shall comply with 

subsection (F)(1), above.  

• Highly flammable mulch material shall not be used.  

• The report shall identify any soil amendments and their type and quantity.  

2. When a project involves mass grading of a site, the soils report shall be submitted with the certificate 
of completion required by subsection (S).  

G. Planting and Irrigation Plan.  

1. The planting and irrigation plans required shall be prepared by a licensed landscape architect, licensed 
civil engineer, licensed architect, or other landscape professional appropriately licensed by the state. 
The plans shall:  

a. Include the MAWA for the plans, including the calculations used to determine the MAWA. The 
calculations shall be based on the formula in subsection (K).  

b. Include the ETWU for the plans, including the calculations used to determine the ETWU. The 
calculations shall be based on the formula in subsection (L).  

c. Include a statement signed under penalty of perjury by the person who prepared the plan that 
provides, "I am familiar with the requirements for landscape and irrigation plans contained in the 
City of National City Water Efficient Landscape Regulations (LUC Chapter 4 Section 18.44.190). I 
have prepared this plan in compliance with those regulations. I certify that the plan implements 
those regulations to provide efficient use of water."  

d. Demonstrate compliance with best management practices identified in Municipal Code Chapter 
14.22, including the storm water management, discharge control ordinance and standard urban 
stormwater mitigation plan (SUSMP).  

e. Demonstrate compliance with state and city requirements for defensible space around buildings 
and structures, and avoid the use of fire prone vegetation.  
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2. The planting plan shall meet the following requirements:  

a. The plan shall include a list of all vegetation by common and botanical plant name, which exists in 
the proposed landscaped area. The plan shall state what vegetation will be retained and what 
will be removed.  

b. The plan shall include a list of all vegetation by common and botanical plant name which will be 
added to each landscaped area. Invasive plant species shall not be added to a landscaped area. 
The plan shall include the total quantities by container size and species. If the applicant intends 
to plant seeds, the plan shall describe the seed mixes and applicable purity and germination 
specifications.  

c. The plan shall include a detailed description of each water feature, including the type and surface 
area of all water features that will be included in the landscaped area. The water feature shall 
utilize a recirculating water system.  

d. The plan shall be accompanied by a drawing showing the specific location of all vegetation, 
retained or planted, the plant spacing and plant size, natural features, water features, and 
hardscape areas. The drawing shall include a legend listing the common and botanical plant 
name of each plant shown on the drawing.  

e. All plants shall be grouped in hydrozones, and the irrigation shall be designed to deliver water to 
hydrozones based on the moisture requirements of the plant grouping. A hydrozone may mix 
plants of moderate and low water use or mix plants of high water use with plants of moderate 
water use. No high water use plants shall be allowed in a low water use hydrozone. The plan shall 
also demonstrate how the plant groupings accomplish the most efficient use of water.  

f. The plan shall identify areas permanently and solely dedicated to edible plants.  

g. The plan shall demonstrate that landscaping when installed and at maturity will be positioned to 
avoid obstructing motorists' views of pedestrian crossings, driveways, roadways, and other 
vehicular travel ways. If the landscaping will require maintenance to avoid obstructing motorist's 
views, the plan shall describe the maintenance and the frequency of the proposed maintenance.  

h. The plan shall avoid the use of landscaping with known surface root problems adjacent to a 
paved area, unless the plan provides for installation of root control barriers or other appropriate 
devices to control surface roots.  

i. Plants in a transitional area shall consist of a combination of site adaptive and compatible native 
and/or non-native species. Invasive species shall not be introduced or tolerated in a transitional 
area. The irrigation in a transitional area shall be designed so that no overspray or runoff shall 
enter an adjacent area that is not irrigated.  

j. Where applicable, the plan shall identify passive and active recreational areas.  

k. Parkways, between the curb and the sidewalk, bordering the development shall be provided with 
ground cover, shrubs, and at a minimum one fifteen-gallon street tree every forty linear feet.  

3. The irrigation plan shall meet the following requirements:  

a. The plan shall show the location, type, and size of all components of the irrigation system that 
will provide water to the landscaped area, including the controller, water lines, valves, sprinkler 
heads, moisture sensing devices, rain switches, quick couplers, pressure regulators, and backflow 
prevention devices.  
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b. The plan shall show the static water pressure at the point of connection to the public water 
supply and the flow rate in gallons, the application rate in inches per hour, and the design 
operating pressure in pressure per square inch for each station.  

c. The irrigation system shall be designed to prevent runoff, overspray, low-head drainage and 
other similar conditions where irrigation water flows or sprays onto areas not intended for 
irrigation. The plan shall also demonstrate how grading and drainage techniques promote 
healthy plant growth and prevent erosion and runoff.  

d. The plan shall identify each area irrigated with recycled water.  

e. The plan shall provide that any slope greater than twenty-five percent will be irrigated with an 
irrigation system with a precipitation rate of seventy-five hundredths inches per hour or less to 
prevent runoff and erosion. As used in this section, twenty-five percent grade means one foot of 
vertical elevation change for every four feet of horizontal length. An applicant may employ an 
alternative design if the plan demonstrates that no runoff or erosion will occur.  

f. The plan shall provide that all wiring and piping under a paved area that a vehicle may use, such 
as a parking area, driveway or roadway, will be installed inside a PVC conduit.  

g. The plan shall provide that irrigation piping and irrigation devices that deliver water, such as 
sprinkler heads, shall be installed below grade if they are within twenty-four inches of a vehicle 
or pedestrian use area. The director may allow on-grade piping where landform constraints make 
below grade piping infeasible.  

h. The plan shall provide that only low volume irrigation shall be used to irrigate any vegetation 
within twenty-four inches of an impermeable surface unless the adjacent impermeable surfaces 
are designed and constructed to cause water to drain entirely into a landscaped area.  

i. The irrigation system shall provide for the installation of a manual shutoff valve as close as 
possible to the water supply. Additional manual shutoff valves shall be installed between each 
zone of the irrigation system and the water supply.  

j. The irrigation system shall provide that irrigation for any landscaped area will be regulated by an 
automatic irrigation controller using either evapotranspiration or soil moisture sensor data.  

k. The irrigation system shall be designed with a landscape irrigation efficiency necessary to meet 
the MAWA.  

l. The plan shall describe each automatic irrigation controller the system uses to regulate the 
irrigation schedule, and whether it is a weather-based system or moisture detection system. The 
plan shall depict the location of electrical service for the automatic irrigation controller or 
describe the use of batteries or solar power that will power valves or an irrigation controller.  

m. Parkways, between the curb and the sidewalk, bordering the development shall be provided 
below grade irrigation.  

H. Water Efficient Landscape Worksheet. The water efficient landscape worksheet required by Section 
18.44.190(E)(1)(c) shall be prepared by a licensed landscape architect, licensed civil engineer, licensed 
architect, or other landscape professional appropriately licensed by the state, and shall contain the 
following:  

1. A hydrozone information table that contains a list of each hydrozone in the landscaped area of the 
project and complies with the following requirements:  
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a. For each hydrozone listed, the table shall identify the plant types and water features in the 
hydrozone, the irrigation methods used, the square footage, and the percentage of the total 
landscaped area of the project that the hydrozone represents.  

b. The plant types shall be categorized as turf, high water use, moderate water use, or low water 
use.  

2. Water budget calculations, which shall meet the following requirements:  

a. The plant factor used shall be from WUCOLS III. A plan that mixes plants in a hydrozone that 
requires a different amount of water shall use the plant factor for the highest water using plant in 
the hydrozone.  

b. Temporarily irrigated areas shall be included in the low water use hydrozone. Temporarily 
irrigated as used in this section means the period of time when plantings only receive water until 
they become established.  

c. The surface area of a water feature, including swimming pools, shall be included in a high water 
use hydrozone.  

d. The calculations shall use the formula for the MAWA in subsection (K) and for the ETWU in 
subsection (L).  

e. Each special landscaped area shall be identified on the worksheet and the area's water use 
calculated using an ETAF of 1.0.  

I. Grading Plan. The required grading plan shall comply with the Municipal Code Chapters 14.22 (Storm Water 
Management and Discharge Control) and 15.70 (Grading). See the SUSMP Manual for implementation 
guidelines for Chapter 14.22 to reduce runoff and the discharge of pollutants. The grading plan shall be 
prepared by a California licensed civil engineer, and shall comply with following requirements:  

1. The grading on the project site shall be designed for the efficient use of water by minimizing soil 
erosion, runoff, and water waste, resulting from precipitation and irrigation.  

2. The plan shall show the finished configurations and elevations of each landscaped area including the 
height of graded slopes, the drainage pattern, pad elevations, finish grade, and any storm water 
retention improvements.  

J. Irrigation Schedule. The irrigation schedule shall be prepared by a licensed landscape architect, licensed civil 
engineer, licensed architect or other landscape professional appropriately licensed by the state, and shall 
provide the following information:  

1. A description of the automatic irrigation system that will be used for the project.  

2. The irrigation schedule shall consider irrigation run times, emission device, flow rate, and current 
reference evapotranspiration so that applied water meets the estimated total water use. Total annual 
applied water shall be less than or equal to maximum applied water allowance (MAWA). Actual 
irrigation schedules shall be regulated by automatic irrigation controllers using current reference 
evapotranspiration data or soil moisture sensor data.  

3. Overhead irrigation will be scheduled between four p.m. and nine a.m., unless weather conditions 
prevent it. Operation of the irrigation system outside the normal watering window is allowed for 
auditing and system maintenance.  

4. The parameters used for setting the irrigation system controller for watering times for:  

a. The plant establishment period.  
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b. Different seasons during the year.  

c. Established landscaping and temporarily irrigated areas.  

d. Irrigation uniformity or efficiency setting.  

5. The consideration used for each station based on the following factors:  

a. The days between irrigation.  

b. Stations run time in minutes for each irrigation event, designed to avoid runoff.  

c. Number of cycle starts required for each irrigation event, designed to avoid runoff.  

d. Amount of water to be applied on a monthly basis.  

e. The root depth setting.  

f. The plant type setting.  

g. The soil type.  

h. The slope factor.  

i. The shade factor.  

j. Application rate setting.  

k. Irrigation uniformity or efficiency setting.  

K. Maximum Applied Water Use.  

1. A landscape project subject to this section shall not exceed the MAWA. The MAWA for a landscape 
project shall be determined by the following calculation: MAWA = (ETo)(0.62)[0.7 × LA + 0.3 × SLA].  

2. The abbreviations used in the equation have the following meanings:  

a. MAWA = Maximum applied water allowance in gallons per year.  

b. ETo = Evapotranspiration in inches per year.  

c. 0.62 = Conversion factor to gallons per square foot.  

d. 0.7 = ET adjustment factor for plant factors and irrigation efficiency.  

e. LA = Landscaped area includes special landscaped area in square feet.  

f. 0.3 = the additional ET adjustment factor for a special landscaped area (1.0 - 0.7 = 0.3).  

g. SLA = Portion of the landscaped area identified as a special landscaped area in square feet.  

L. Estimated Total Water Use.  

1. An applicant for a project subject to Section 18.44.190 shall calculate the ETWU for each landscaped 
area and the entire project using the following equation: ETWU = (ETo)(0.62)(PF × HA/IE + SLA).  

2. The abbreviations used in the equation have the following meanings:  

a. ETWU = Estimated total water use in gallons per year.  

b. ETo = Evapotranspiration in inches per year.  

c. 0.62 = Conversion factor to gallons per square foot.  
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d. PF = Plant factor from WUCOLS.  

e. HA = Hydrozone area in square feet. Each HA shall be classified based upon the data included in 
the landscape and irrigation plan as high, medium, or low water use.  

f. IE = Irrigation efficiency of the irrigation method used in the hydrozone.  

g. SLA = Special landscaped area in square feet.  

3. The ETWU for a proposed project shall not exceed the MAWA.  

M. Adjustment to Landscaped Area for Non-Vegetated Area. Rock and stone or pervious design features, such as 
decomposed granite ground cover that are adjacent to a vegetated area may be included in the calculation 
of the MAWA and ETWU provided the features are integrated into the design of the landscape area and the 
primary purpose of the feature is decorative.  

N. Regulations Applicable to Use of Turf on Landscaped Areas. The following regulations shall apply to the use 
of turf on a project subject to Section 18.44.190:  

1. Only low volume or subsurface irrigation shall be used for turf in a landscaped area when either of the 
following occurs:  

a. On a slope greater than twenty-five percent grade where the toe of the slope is adjacent to an 
impermeable hardscape.  

b. Where any dimension of the landscaped area is less than eight feet wide.  

2. On a roadway improvement project, commercial, industrial, institutional, or multi-family project, no 
turf shall be allowed on a center island median strip or on a parking lot island.  

3. A ball field, park, golf course, cemetery, and other similar use shall be designed to limit turf in any 
portion of a landscaped area not essential for the operation of the facility.  

4. No turf shall be allowed in a landscaped area that cannot be efficiently irrigated to avoid runoff or 
overspray.  

O. Projects with Model Homes. A person who obtains a permit to construct a single-family residential 
development that contains a model home or homes shall provide a summary of this section to each adult 
visitor that visits a model home. If an adult visitor is accompanied by one or more adults during the visit only 
one set of written materials is required to be provided. Each model home shall provide an educational sign in 
the front yard of the model home visible and readable from the roadway that the home faces that states in 
capital black lettering at least two inches high on a white sign, "THIS MODEL HOME USES WATER EFFICIENT 
LANDSCAPING AND IRRIGATION."  

P. Recycled Water.  

1. A person who obtains a permit for a project that is subject to this section shall use recycled water for 
irrigation and decorative water features when tertiary treated recycled water is available from the 
water purveyor who supplies water to the property.  

2. A person using recycled water shall install a dual distribution system for water received from the water 
purveyor. Pipes carrying recycled water shall be purple.  

3. A person who uses recycled water under this section shall be entitled to an ETAF of 1.0.  

4. This section does not excuse a person using recycled water from complying with all state and local laws 
and regulations related to recycled water use.  
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Q. Landscaping and Irrigation Installation. A person issued a landscape approval for a project shall install the 
approved landscaping and irrigation system before final inspection of the project.  

R. Landscaping and Irrigation Maintenance.  

1. A property owner using water on property subject to a landscape approval shall prepare a 
maintenance schedule for the landscaping and irrigation system on the project. The schedule shall 
provide for (1) routine inspection to guard against runoff and erosion and detect plant or irrigation 
system failure; (2) replacement of dead, dying and diseased vegetation; (3) eradication of invasive 
species; (4) repairing the irrigation system and its components; (5) replenishing mulch; (6) soil 
amendment when necessary to support and maintain healthy plant growth; (7) fertilizing, pruning, and 
weeding and maintaining turf areas; and (8) maintenance to avoid obstruction of motorists' view. The 
schedule shall also identify who will be responsible for maintenance.  

2. After approval of a landscape plan, the owner is required to:  

a. Maintain and operate the landscaping and irrigation system on the property consistent with the 
MAWA.  

b. Maintain the irrigation system to achieve efficiency that meets or exceeds the MAWA.  

c. Replace broken or malfunctioning irrigation system components with components of the same 
materials and specifications, their equivalent or better.  

d. Ensure that when vegetation is replaced, replacement plantings are representative of the 
hydrozone in which the plants were removed and are typical of the water use requirements of 
the plants removed, provided that the replaced vegetation does not result in mixing high-water 
use plants with low-water use plants in the same hydrozone.  

S. Certificate of Completion. Each person issued a landscape approval shall submit:  

1. A signed certificate of completion, under penalty of perjury, on a form provided by the City of National 
City within ten days after installation, that includes the following:  

a. A statement verifying that the landscaping and irrigation were installed as allowed in the 
approved landscape and irrigation plan, all recommended approved soil amendments identified 
in the soil management report were implemented, the installed irrigation system is functioning 
as designed and approved, the irrigation control system was properly programmed in accordance 
with the irrigation schedule, and the person operating the system has received all required 
maintenance and irrigation plans.  

b. "As-built" plans submitted by the landscape design professional of record showing the changes 
when there have been significant changes to the landscape plan during the installation of 
landscaping or irrigation devices or irrigation system components.  

c. Signature by the landscape design professional of record.  

2. An irrigation schedule that complies with subsection (J) that describes the irrigation times and water 
usage for the project.  

3. A landscaping and irrigation system maintenance schedule that complies with subsection (R).  

4. A soil management report that complies with subsection (F) if the applicant did not submit the report 
with the landscape documentation package.  

T. Waste Water Prevention. No person shall use water for irrigation that results in runoff, low head drainage, 
overspray or other similar condition, water flows onto adjacent property, non-irrigated areas, structures, 
walkways, roadways, or other paved areas.  
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(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.45 OFF-STREET PARKING AND LOADING 

18.45.010 Purpose. 

A. Intent of this Chapter.  

1. Provide for the establishment of accessory off-street parking and loading facilities incidental to new 
uses and to major alterations and enlargements of existing uses, in order to prevent or to progressively 
alleviate traffic congestion and shortage of curb space;  

2. Prescribe minimum off-street parking and loading requirements for the various structures and uses 
irrespective of the districts in which they occur;  

3. Ensure that off-street parking and loading facilities are designed, developed and maintained in a 
manner that will assure their usefulness, provide for public safety, and, where appropriate, insulate 
surrounding uses from their impact.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.020 Requirements—General. 

For any structure or use hereafter constructed, established, substantially altered, increased in intensity of 
use, or changed in, off-street parking and loading facilities conforming to the requirements of this chapter shall be 
provided on the same lot as the main building or structure or on contiguous property.  

A. Required for New or Moved Structures. Parking and loading facilities shall be provided for all structures 
and uses hereafter constructed, established, or moved to new sites.  

B. Additional Facilities for Altered Structures—Requirements.  

1. Additional parking and loading facilities need not be provided where any structure is renovated 
or repaired, provided said structure is not increased in intensity of use or changed to a use 
requiring additional facilities.  

2. Parking and loading facilities shall be provided in accordance with the requirements for an 
equivalent new structure where any such structure is in any way structurally altered to the extent 
of more than twice the latest assessed valuation prior to the alteration. (This provision applies to 
existing structures which, upon the effective date of the National City Land Use Code, are 
nonconforming as to parking and loading. The "latest assessed valuation" requirement is identical 
to the requirement for all nonconforming structures under the nonconforming provisions.)  

C. Increase in Intensity of Use.  

1. For the purpose of this chapter, an increase in the intensity of use of any structure or premises 
shall mean the addition of dwelling units, employees, gross floor area, seating capacity, or any 
other unit of measurement specified in this title as a basis for determining required parking and 
loading facilities.  

2. When the intensity of use of any structure or premises, excluding single-family detached 
dwellings, is increased by less than fifty percent, parking and loading facilities shall be provided 
for the increase but not for any existing deficiency in such facilities.  
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3. When the intensity of use is increased by more than fifty percent, excluding single-family 
detached dwellings, parking and loading facilities shall be provided for the entire structure or 
premises.  

4. When consecutive increases in intensity of use amount to a total increase of more than fifty 
percent, parking and loading facilities shall be provided for the entire structure or premises. 
Consecutive increases shall be figured from the effective date of the National City Land Use Code 
or from the time of the initial construction or establishment, whichever is more recent.  

5. When a single-family detached dwelling is increased or expanded to more than two thousand five 
hundred square feet of floor area and/or more than four bedrooms, off-street parking facilities 
shall be provided for the increase but not for any existing deficiency in such facilities. Parking 
facilities required as a result of this chapter may be provided in a garage, carport, or surface 
space.  

D. Change in Use. When the use of any structure or premises is changed to a different use, parking and 
loading facilities shall be provided for the different use, in compliance with the provisions of this 
section for increase in intensity of use.  

E. Permitted Facilities. Any off-street parking or loading facility which is permitted but not required by 
this title shall comply with all regulations in this chapter governing the location, design, improvement, 
operation and maintenance of such facilities.  

F. Reduction of Existing Facilities. Accessory parking and loading facilities in existence on the effective 
date of the National City Land Use Code, or authorized and subsequently established under a building 
permit issued prior to said effective date, shall not be reduced below, or if already less than, shall not 
be further reduced below, the requirements for an equivalent new structure or use. All such facilities 
shall be continued for as long as the structure or use served is continued, or until equivalent facilities 
are substituted in conformance with the requirements of this title. In no case, however, shall it be 
necessary to continue parking or loading facilities in excess of those required by this title for equivalent 
new structures or uses.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.030 Off-site facilities. 

A. Off-site Facilities—Recorded Agreements.  

1. Where required parking or loading facilities are provided on a lot other than the lot on which the 
structure or use served is located, as a prerequisite to the issuance of a building permit or certificate of 
occupancy, the property owners for which the facilities are required to be provided shall record an 
agreement, approved by the city attorney as to form and content, in the office of the county recorder 
as a covenant running with the land for the benefit of the city. The agreement shall provide that said 
facilities shall be continued so long as the structure or use they intended to serve is continued.  

2. Said agreement shall remain in effect until satisfactory evidence has been submitted to the planning 
division either that other parking or loading facilities meeting the requirements of this title have been 
provided or that the structure or use served has been removed or changed so as to no longer require 
said facilities. Upon submission of such evidence, the planning division shall remove the restriction 
from the property.  

B. Off-site Facilities—Certificate of Occupancy for Building or Structure Being Served.  

1. Any certificate of occupancy for the structure or use referred to in Section 18.43.030(A) shall be valid 
only while such parking facilities are continued and shall bear a notation to that effect.  
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2. Each such certificate shall be continuously displayed in a conspicuous place in the building, or, if there 
is no building, on the premises. The city manager or his/her designee shall keep a record of each off-
site parking or loading facility and shall periodically inspect such facilities to ensure their continuation.  

3. If such facilities are not continued, the certificate of occupancy for the structure or use served by the 
facilities shall be automatically canceled. The building official shall notify the person having custody of 
said structure or use of the cancellation of the certificate and the reasons therefore. The structure or 
use shall not thereafter be occupied or used until the required facilities are again provided in 
accordance with the provisions of this title and a new certificate is issued.  

C. Requirements—General. Where there is a combination of structures or uses on a lot, the total number of 
parking stalls and loading facilities required shall be the sum of the individual requirements of the various 
structures or uses on the premises.  

D. Unspecified Uses—Determination of Parking Requirements. Parking requirements for structures and uses 
not specified in Section 18.45.050 shall be determined by the planning commission based on the 
requirements for the most comparable structure or use specified.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.040 Site plan review required. 

All parking facility improvements shall comply with the provisions of Section 18.12.070 (Site Plan Review). 
Improvements subject to review include, but are not limited to, driveways, access to streets and alleys, 
arrangement of parking stalls, aisles and maneuvering areas, signs and traffic-control devices, striping, surfacing, 
lighting, landscaping, screening, pedestrian walkways, fire access ways, obstructions, traffic flow and protective 
barriers.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.050 Off-street parking requirements by land use. 

The off-street parking and loading spaces as required by this section shall be completed and made available 
for use, including curb break and driveway installed to the established grade of the street, prior to the occupancy 
of the building served.  

A. Off-Street Parking Schedule. Each land use shall be provided the number of parking spaces required as 
determined in Table 18.45.050. In addition, the following information shall be used to determine off-
street parking requirements.  

1. Floor Area. Where Table 18.45.050 establishes a parking requirement based on the floor area of 
a use in a specified number of square feet (e.g., one space per two hundred fifty square feet), the 
floor area shall be construed to mean gross floor area.  

2. Fractions. Where application of the requirements in Table 18.45.050 results in a fractional 
requirement, a fraction of 0.5 or greater shall be increased to the next higher number and a 
fraction of less than 0.5 shall be reduced to the next lower number.  

TABLE 18.45.050 
Schedule of Off-Street Parking Requirements by Land Use 

Uses and Structures  Minimum Parking Spaces Required  
(Unless Otherwise Specified)  

Residential Uses  
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Dwelling, single detached (RS-1 
zone)  

2 covered spaces, plus one additional uncovered space per bedroom 
greater than four bedrooms or one additional uncovered space for 
dwellings greater than 2,500 SF, whichever is greater.  

Dwelling, single detached (all other 
RS and RM zones, except within 
the Westside Specific Plan area)  

One covered space and one uncovered space, plus one additional 
uncovered space per bedroom greater than four bedrooms or one 
additional uncovered space for dwellings greater than 2,500 SF, 
whichever is greater.  

Dwelling, single attached  1.5 spaces per dwelling unit in a garage or carport  

Dwelling, multiple  1.3 spaces per 1-bedroom dwelling unit plus 1.5 spaces per 2-bedroom or 
more unit, and 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.  

Fraternity, sorority house, or 
dormitory  

1.5 spaces for each sleeping room  

Mobile home parks  2 spaces per unit  

Rectory  1 garage space per bedroom  

Rooming or boarding house  1 space per guest room  

  

Senior housing  1 space per unit plus 1 guest space for each 10 units  

RS-4 (Westside Specific Plan): Units 
greater than 1,200 square feet  

2 spaces per unit  

RS-4 (Westside Specific Plan): Units 
less than 1,200 square feet  

1.7 spaces per unit  

Commercial and Office Uses  

Banks and financial institutions  3 spaces per 1,000 square feet floor area  

Offices, administrative, clerical, and 
professional  

Number of required parking spaces varies depending on the amount of 
floor area as identified in the column to the left.  

 • First 5,000 square feet   • 1 space per 200 square feet floor area  

 • 5,000 to 10,000 square feet   • 1 space per 250 square feet floor area  

 • 10,000 to 30,000 square feet   • 1 space per 300 square feet floor area  

 • 30,000 to 100,000 square feet   • 1 space per 350 square feet floor area  

 • Over 100,000 square feet   • 1 space per 400 square feet floor area  

Offices, medical/dental office or 
outpatient clinic, veterinary 
hospitals and clinics  

1 space per 300 square feet floor area  

Lodging - Hotel, motel, bed and 
breakfast inn  

1 for each guest bedroom, plus 1 for the manager's unit  

Restaurant, bar, nightclub, pool 
hall, bowling alley, or similar 
establishment  

10 spaces per 1,000 square feet floor area  

Gasoline service station  1 space per 1,000 square feet of lot area; less the footprint of any 
convenience store area, plus 3.3 spaces per 1,000 square feet of 
convenience store area  

Commercial recreation, indoor  2.5 spaces per 1,000 square feet floor area  

Retail sales  1 for each 250 square feet of floor area  

Personal services  1 space per 300 square feet of floor area  

Shopping centers with multiple 
tenants  

1 space per 200 square feet floor area  
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Vehicle repair or service, including 
car wash  

1 space per 500 square feet floor area  

Vehicle sales or rental (new and 
used)  

1 space per 500 square feet floor area plus one per every 2,500 square 
feet outdoor display area  

Theater/auditorium, 
stadium/sports arena  

1 space per 5 seats  

Mausoleum/crematory  25 spaces per 1,000 square feet of seating area  

CL zone (Westside Specific Plan): 
Office  

2.9 spaces per 1,000 square feet floor area  

CL zone (Westside Specific Plan): 
Retail  

3.6 spaces per 1,000 square feet floor area  

CL zone (Westside Specific Plan): 
Industrial  

2 spaces per 1,000 square feet floor area  

Mixed-Uses in the MXD and MXC Zones  

Nonresidential uses  Minimum: 2 spaces per 1,000 square feet floor area  

Residential - studio, 1 bedroom, 
and 2 bedroom units  

Minimum: 1 space per unit  

Residential - 3 or more bedroom 
units  

Minimum: 1.5 spaces per unit  

MCR Zones in the Westside Specific Plan  

Residential units greater than 1200 
square feet  

1.5 spaces per unit  

Residential units less than 1200 
square feet  

1 space per unit  

Office uses  2.9 spaces per 1,000 square feet floor area  

Retail uses  3.6 spaces per 1,000 square feet floor area  

Industrial uses  2 spaces per 1,000 square feet floor area  

Industrial Uses  

Industrial manufacturing and 
processing uses, waterfront related 
industry, wholesaling, 
warehousing, and distribution  

1 space for each 1,000 square feet of floor area  

Industrial/building supplies and 
equipment, sales and rentals  

1 space per 800 square feet floor area  

Research and development  1 space per 400 square feet of floor area  

Recycling facilities  2 spaces per 1,000 square feet floor area  

Animal boarding/kennel  1 space per 500 square feet floor area  

Trucking and transportation 
terminal  

2 spaces per 1,000 square feet floor area plus 1 space for every 2 fleet 
vehicles  

Institutional Uses  

Hospital or other inpatient medical 
institution  

1 space per 3 beds, excluding bassinets  

Civic, fraternal, community, and 
cultural facilities  

1 space per every 200 square feet of floor space open to the public plus 1 
space per each 300 square feet of administrative office area  

Public/religious assembly, fraternal 
lodge or club, banquet 
fall/facilities, and similar 
establishments  

1 space for every 35 square feet of seating area  

Convention center  1 space per 50 square feet floor area  
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Child day care center, preschool, or 
nursery school  

2 spaces per 1,000 square feet floor area  

Schools, elementary and middle  1.5 spaces per classroom plus area one space for each 300 square feet of 
office area  

Schools, high  1 space per each 150 square feet of classroom area plus one space for 
each 300 square feet office area  

Schools, trade, college/university, 
business, adult education  

1 space per 40 square feet of classroom area plus 1 space per 300 square 
feet of office area  

Open Space/Agriculture  

Neighborhood and community 
farms  

Minimum 2 parking spaces, plus one additional space for every acre of 
garden site lot area over 2 acres. Each garden site that includes a farm 
stand shall provide 1 additional space for every 250 feet of floor area and 
outdoor display space.  

*For projects that include an affordable housing component, State law would supersede the parking ratios 

established in Table 18.45.050. 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.055 Tandem Parking. 

A. Tandem parking shall be permitted only in multi-family or mixed-use development for units of three 
bedrooms or more. 

B. Tandem spaces shall only be permitted in an enclosed parking garage. 

C. Each tandem space shall be reserved for the exclusive use of a three-or-more-bedroom unit and may not 
be split between units. 

D. A maximum of twenty-five percent of said multi-family or mixed-use development may be provided with 
tandem parking spaces. 

E. Tandem parking is permitted when a mechanical lift parking device is used. See Section 18.45.100 G. 

18.45.060 Westside specific area plan parking requirements. 

A. Shared Parking for Mixed Use in MCR-1 and MCR-2 Zones. Shared parking may be considered where fifty 
percent of the parking may be shared between daytime uses (commercial and office) and nighttime uses 
(residential).  

B. Joint Parking Arrangements. Joint parking arrangements may be developed on-site or within an off-site 
parking lot or parking structure located within five hundred feet of the property line of the development.  

C. Tandem Parking.  

1. Two-car tandem garages are permitted within the RS-4 zone. A two-car tandem garage shall measure a 
minimum of ten feet wide by thirty-eight feet long. A tandem parking space within a parking structure 
shall be a minimum of eight and one-half feet wide by thirty-six feet long.  

2. A maximum of twenty-five percent of multi-family development may be provided with tandem parking 
spaces.  

3. Tandem parking is permitted when a mechanical lift parking device is used. See Section 18.45.100.G.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.45.070 Parking for commercial vehicles. 

In addition to the parking spaces required by Table 18.45.050, for owners, occupants, employees, customers, 
or visitors of structures and uses, one parking space shall be provided for each commercial vehicle used in 
connection with the operation of any structure or use. Parking spaces for accessory vehicles shall be provided 
within an open or enclosed parking facility on the same lot as the structure or use to which the vehicles are 
accessory.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.080 Opportunities for reduced parking. 

A. Transportation Demand Management Program (TDM). The planning commission, appealable to 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, due to the TDM program, 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 
TDM program shall include, at a minimum, the following components:  

1. A projected reduction in parking demand expressed as a percentage of overall parking demand and the 
basis for such reduction;  

2. The TDM program actions to be taken by the applicant to reduce the parking demand;  

3. A requirement by the applicant to periodically monitor whether the projected reductions are being 
achieved; and  

4. A commitment and plan whereby the applicant shall provide additional parking spaces in an amount 
equivalent to the reduction should the TDM program not result in the projected reduction in parking 
demand.  

B. Proximity to Transit. The planning commission, appealable to city council, may approve a reduction in off-
street parking spaces otherwise required by the strict application of this section, subject to conditions that it 
deems appropriate, when the subject development is conveniently accessible to a transit station. The transit 
station must either exist or is programmed for completion within the same time frame as the completion of 
the subject development. In addition, the subject development shall be located within a quarter-mile radius 
(one thousand three hundred twenty feet) of the transit station. Such reduction may be approved when the 
applicant has proven that the parking spaces proposed to be eliminated are unnecessary based on the 
projected parking demand resulting from the proximity to the transit station and such reduction in parking 
spaces will not adversely affect the site or the adjacent area. Parking may be reduced to no more than two 
parking spaces per one thousand square feet of commercial floor area and multi-unit residential parking 
requirements may be reduced to no more than one space for studio, one-bedroom, and two-bedroom units 
and two spaces for three-bedroom units. The subject development may be exempt from minimum parking 
requirements are per Assembly Bill 2097 (AB 2097). 

C. Shared Parking. The planning commission, appealable to city council, encourages parking lots for different 
structures or uses, or for mixed-uses, to be shared. At the applicant's request, 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 review authority's satisfaction that, due to the 
shared parking approach, 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. Uses that are 
sharing the parking facility shall be a maximum of five hundred feet from the closest parking space in a lot 
providing the shared spaces.  
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D. Adjacent On-Street Parking. The planning commission, appealable to 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 one hundred linear feet and four parking spaces are 
located adjacent to the one hundred linear feet of frontage, the parking reduction may be four spaces. 
Fractions of spaces will not be permitted to count towards the reduction allowance.  

E. Car-Sharing. The planning commission, appealable to 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 of one parking space for each car sharing vehicle space leased by a car 
sharing program may be allowed for every sixty dwelling units in a multi-unit residential development.  

F. Motorcycle Parking Spaces. Parking lots with forty or more spaces may replace regular spaces with 
motorcycle spaces. One regular space may be replaced for each forty required spaces. Motorcycle spaces 
shall be a minimum size of four feet by eight feet. Although more spaces may be provided, a maximum of 
two and one-half percent of the total parking space requirement based on the strict application of this 
section may be motorcycle parking spaces provided in lieu of automobile parking space. Motorcycle parking 
spaces shall be located within one hundred feet of a building entry.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.090 Parking for disabled persons. 

A. California Vehicle Code. Properly posted and identified off-street parking stalls reserved for disabled persons 
shall be provided pursuant to California Vehicle Code Section 21107.8 et seq. or the most recently adopted 
Chapter 11 of the California Building Code. Such parking stalls shall be included in the minimum number of 
parking stalls required by this chapter.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.100 Parking design standards. 

A. Setbacks.  

1. Parking facilities may occupy any portion of a lot, except and as provided by this section.  

2. Parking facilities shall not extend into any required yard that adjoins a street lot line.  

3. Where a parking facility is on a lot not in a residential zone but which adjoins a residential zone along 
the same street, the parking facility shall not be located closer to the street lot line than would be 
permitted on the adjoining residential zone lot or twenty feet, whichever is less. The street setback 
provided by this provision shall extend for a distance of at least fifty feet from the adjoining residential 
zone.  

5. All parking stalls in an open parking facility shall be setback from any dwelling unit wall on the same lot 
if the wall contains doors or windows which are on the same or approximately the same level as the 
parking facility. The setback shall be at least ten feet in width, at least one-half the width of which shall 
be unpaved.  
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B. Minimum Dimensions. Stalls, Back-Up Areas, and Aisles. All parking stalls for a standard size car shall 
measure no less than nine feet wide and eighteen feet long, except for parallel parking spaces, which shall 
measure no less than nine feet wide and twenty-three feet long. All two-way aisles providing access to 
parking stalls, including compact parking spaces, shall provide a minimum back-up and maneuvering distance 
of twelve feet for each space. In no instance may a two-way aisle measure less than eighteen feet in width. 
All one-way aisles providing access to parking stalls, including compact parking spaces, shall provide a 
minimum back-up and maneuvering distance of twelve feet for each space, but in no instance may a one-
way aisle measure less than twelve feet width. The following diagrams illustrate the minimum layout of 
parking stalls, back-up space, and drive aisles. The minimum back-up area for two-way aisles is twenty-four 
feet. All aisles shall be adequate to provide safe and efficient access to and from parking spaces, based on 
minimum standards administered by the city traffic engineer. One foot shall be added to the width of the 
stall for each side of a stall abutting a building, fence, or other obstruction.  

Parking Lot Design Standards Dimensions 

 

 

C. Parking Stalls—General Provisions.  
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1. Parking Stalls—Openings. All parking stalls shall open directly on a maneuvering or turnaround area, an 
access driveway, or an aisle leading to an access driveway, and shall be individually and continuously 
accessible.  

2. Parking Stalls—Location. All parking stalls shall be so located and free of obstructions that parking can 
be accomplished in a continuous forward movement and unparking can be accomplished with not 
more than one backing movement and one forward movement.  

3. Vertical Clearance. Each parking space shall have a vertical clearance of at least seven feet.  

D. Driveways and Aisles—General Provisions.  

1. Access to Streets or Alleys.  

a. Access driveways shall be provided between each parking facility and a public street or alley. Lots 
should not have access from predominantly residential streets, except when the lot is serving a 
residential use. Residential driveways shall be permitted only on an arterial street where no 
other access to the property exists.  

b. One-way driveways and driveways serving a single-family residence shall have a minimum width 
of twelve feet; except for driveways leading to a single car garage or parking space where the city 
manager or his/her designee may authorize a lesser width.  

c. Two-way driveways between a street and private parking facilities shall have a minimum width of 
eighteen feet. Two-way driveways between a street and public parking facilities shall have a 
minimum width of twenty-four feet. Two-way driveways within a parking facility connecting 
separated areas of parking spaces shall have a minimum width of eighteen feet, or as otherwise 
required by this section.  

d. Where access is available from any adjoining or abutting alley to any lot proposed for residential 
or mixed use development in the commercial zones, access to the required residential parking 
facility shall be from that alley when appropriate to avoid access to commercial collector or 
arterial streets.  

2. Internal Circulation—Generally. All parking facilities, except those serving not more than two dwelling 
units, shall be arranged so that:  

a. Any vehicle entering a public street can do so traveling in a forward motion;  

b. A vehicle entering the parking facility shall not be required to enter a street to move from one 
location to any other location within the parking facility or premises.  

3. Internal Circulation—Serving Not More than Two Dwelling Units. Parking facilities serving not more 
than two dwelling units shall be arranged so that any vehicle entering a street can do so traveling in a 
forward motion where:  

a. The parking facility is served by a single access driveway that is less than twenty feet in width and 
more than one hundred feet in length;  

b. The access driveway opens upon an arterial street.  

4. Vehicle Maneuver Restrictions. All parking facilities, except those serving not more than two dwelling 
units, shall be arranged so that parking maneuvers can be accomplished without driving, maneuvering, 
or encroaching into or upon any public right-of-way, walkway, or unpaved landscaped area within or 
adjoining the parking facility.  
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5. Parking Facilities—Driveway Vertical Clearance. The minimum vertical clearance for driveways shall be 
thirteen feet six inches to allow for the passage of emergency vehicles, or as required by the city fire 
department, whichever is greater.  

6. Parking Facilities—Aisles, Approach Lanes, and Maneuvering Areas for Two-Way Traffic. For two-way 
traffic within parking facilities, all aisles, approach lanes and maneuvering areas shall have a minimum 
width as specified in this section or as required by the city fire department for emergency access, 
whichever is greater.  

7. Parking Facilities—One-Way Aisles—Width. One-way aisles shall have a minimum width of twelve feet 
or as specified in this section, whichever is greater.  

8. Parking Facilities—One-Way Aisles—Directional Markings. One-way aisles shall have directional 
markings to indicate one-way circulation.  

9. Parking Facilities—Entrances and Exits.  

a. The location and design of all street or alley entrances and exits for off-street parking facilities 
shall be subject to the approval of the city engineer, to insure traffic safety.  

b. Each exit to a parking lot shall be constructed and maintained so that any vehicle leaving the 
parking lot shall be clearly visible to a person reaching a point ten feet from the edge of the 
approach to the driveway nearest to him, when the vehicle is at a point distant ten feet from the 
property line within the parking lot. Exits from parking lots shall be clearly posted with stop signs. 
Appropriate bumper guards, entrance and exit signs, and directional signs shall be maintained 
where needed. Upon a finding that parking facilities cause imminent hazard upon adjoining 
public streets, the city engineer may order the placement and maintenance of such guards and 
signs. Failure to comply with any such order may be grounds for a finding of a public nuisance.  

10. Vertical Clearance. The minimum vertical clearance for driveways shall be thirteen feet six inches to 
allow for the passage of emergency vehicles, or as required by the city fire department, whichever is 
greater.  

E. Compact Car Parking.  

1. In the industrial, institutional zones, commercial, and mixed-use zones (except retail uses) twenty-five 
percent of the parking stalls required by the schedules set out in this section may be allocated to 
compact car spaces. No compact parking spaces shall be permitted for retail uses and guest and visitor 
parking.  

2. For residential multifamily use, one parking space may be compact in size for every ten parking spaces 
required.  

3. All parking spaces provided in excess of the number required by Table 18.45.050 set out in this section 
may be allocated to compact car spaces.  

4. All parking facilities constructed, installed or modified to incorporate compact car spaces shall comply 
with the provisions of this section. Design features subject to review shall include, but are not limited 
to, specific findings of good circulation, adaptability to balance of parking lot, easy identification and 
adequate signs and pavement markings. The design of such signs and markings shall be subject to 
approval of the planning division.  

5. Maintenance of parking facilities pursuant to this section shall also include maintenance of all special 
compact car signs and pavement markings shown on approved site plans or otherwise required by this 
section.  
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6. The dimensions of compact car parking stalls, back-up areas, and drive aisles shall be as indicated in the 
diagrams in Section 18.45.100(B).  

F. Dimensions for Garage or Carport Areas and Openings.  

1. A one-car garage or carport shall contain an unobstructed interior parking area of a minimum of eleven 
feet wide by nineteen feet deep. A two-car garage or carport shall contain an unobstructed interior 
parking area of a minimum of twenty feet wide by nineteen feet deep.  

2. A garage for more than two cars shall contain a minimum area of nine feet by 18 feet for each 
additional car.  

3. A single-car garage door or opening to a single space carport shall be a minimum of eight feet wide; a 
two-car garage door or opening to a two-space carport shall be a minimum of sixteen feet wide. For 
larger parking garages or carports serving multifamily residential or nonresidential development, 
openings shall be increased in width by at least one foot if a column, post, or similar obstruction is 
located within at least three and one-half feet of the opening to the stall.  

G. Mechanical Lift Parking. Mechanical lifts for vertical storage of vehicles are permitted in the Downtown and 
Westside Specific Plan areas. Each vertically stacked space shall count as one space. Mechanical lifts shall be 
completely enclosed or fully screened from street view and adjacent residential zones. Vertically stacked 
vehicles are exempt from the seven-foot vertical clearance requirement. All mechanical parking equipment 
must be designed, installed, constructed, and maintained so as to be reasonably safe to life, limb, and 
adjoining property and must be reviewed by the city manager or his/her designee prior to installation or 
construction.  

H. Motorcycle Parking. Each motorcycle parking space shall measure at least four feet wide and thirty-two 
square feet in total area. Motorcycle parking spaces shall be located within one hundred feet of a building 
entry.  

I. Pedestrian Walkways.  

1. All parking facilities shall have safe, unobstructed, convenient, well-drained pedestrian access by 
provision of walks, steps or stepped ramps, so constructed as to assure reasonable durability and 
economy of maintenance.  

2. Pedestrian walkways shall be a minimum of five feet in width. Pedestrian walkways located 
immediately adjacent to and perpendicular to a parking stall shall be a minimum of six feet.  

3. The preferred gradient for pedestrian walkways is no greater than five percent. Pedestrian walkways 
shall not exceed a gradient of twelve percent. Pedestrian walkways between five percent and twelve 
percent gradients shall be provided with handrails.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.110 Loading requirements. 

A. General Provisions.  

1. On the same premises with every building, structure or part erected and occupied in the commercial or 
industrial zones, there shall be provided and maintained, on the lot, adequate space for standing, 
loading and unloading services, in order to avoid undue interference with public use of the streets or 
alleys.  
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2. Such space, unless otherwise adequately provided for, shall include one twelve-foot by fifty-foot 
loading space with a fourteen-foot height clearance for every twenty thousand square feet or fraction 
thereof of building floor area, or for every twenty thousand square feet or fraction thereof of land use.  

3. All loading facilities shall be improved in accordance with the requirements established for parking 
facilities by this section.  

4. Required loading facilities shall be used exclusively for the loading and unloading of vehicles concerned 
with the transportation of goods or materials. Loading facilities shall not be used to satisfy the stall 
requirements for parking facilities, nor shall they be used for the sale, display, rental or repair of motor 
vehicles.  

5. Loading facilities shall be screened as provided in this section except that all loading berths exceeding 
twenty-five feet in length which are located within fifty feet of a residential zone shall be enclosed or 
screened from the residential zone by a solid masonry wall not less than six feet nor more than eight 
feet in height.  

6. No interior landscaping of loading areas shall be required.  

7. All loading facilities shall be arranged so that any vehicle utilizing the facility may enter a street 
traveling in a forward motion.  

8. Each loading berth shall open directly upon a maneuvering or turnaround area, an access driveway, an 
aisle leading to an access driveway, or an alley, and shall be easily accessible.  

9. All access driveways serving loading facilities shall conform to the requirements established in this 
section for parking facility access driveways, but in addition shall be located so that any street entrance 
or exit to or from the loading facility is at a point at least fifty feet from the nearest point of 
intersection of any two streets and at least thirty feet from any lot in a residential district.  

B. Number of Spaces Required. The following loading and unloading spaces shall be provided and maintained as 
specified below for the use to which the property is devoted. Fractional requirements are omitted. 
Encroachment of the loading space on a public right-of-way is not permitted.  

1. Retail and wholesale markets, warehouses, hotels, hospitals, laundry and dry cleaning establishments 
and other places where large amounts of goods are received and shipped, no loading space is required 
for a building less than ten thousand square feet in gross floor area.  

2. For such buildings with ten thousand to forty thousand square feet in gross floor area, one off-street 
loading space shall be required.  

3. For such buildings with greater than forty thousand square feet in gross floor area, one off-street 
loading space is required for each forty thousand square feet in total gross floor area.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.120 Bicycle parking. 

A. Number of Spaces Required. The following minimum off-street bicycle parking facilities shall be required for 
all new or expanded developments. Calculation of bicycle parking facilities shall be based on the off-street 
vehicle parking spaces required prior to consideration of any vehicle parking reduction measures. Fractional 
requirements up to one-half shall be omitted. One-half or over shall require one space. Calculation of bicycle 
parking facilities for mixed use land uses shall be based on the individual use as identified in Table 
18.45.120A, below.  
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TABLE 18.45.120A 
Bicycle Parking Requirements by Land Use 

Use  Required Number of Bicycle Parking Spaces  

Multi-family residential  1 for every 10 vehicle parking spaces  

Senior housing  1 space for every 20 dwelling units  

Health care facilities  1 space for every 10 vehicle parking spaces  

Retail commercial, public and civic  1 space for every 20 vehicle parking spaces  

Public assembly, health clubs, hotels, private clubs and 
lodges  

1 space for every 10 vehicle parking spaces  

Business, professional, and corporate office  1 space for every 10 vehicle parking spaces  

Industrial  1 space for every 10 vehicle parking spaces  

 

B. Bicycle Parking Design.  

1. Bicycle parking facilities shall be installed in a manner which allows adequate spacing for access to the 
bicycle and the locking device when the facilities are occupied. Space allowances shall be thirty inches 
wide and six feet long per bicycle and include a five -foot maneuvering space behind the bicycle. At 
least seven feet of vertical clearance is required.  

2. The facilities shall be located on a hard dust-free surface, such as asphalt or a concrete slab.  

3. Bicycle parking facilities shall be located in view of building entrances or in view of windows and/or 
security personnel stations. At least fifty percent of required bicycle parking must be located within 
fifty feet of a customer entrance, and the remainder must be located within one hundred feet of any 
entrance.  

4. Bicycle spaces shall be separated from sidewalks, motor vehicle parking spaces or aisles by a fence, 
wall, or curb, or by at least five feet of open area, marked to prohibit motor vehicle parking.  

C. Required Shower Facilities. All news buildings and additions to existing buildings that result in a total floor 
area as shown in the following table are encouraged to provide employee showers and dressing areas for 
each gender as shown in the following Table 18.45.120B.  

TABLE 18.45.120B 
Required Number of Showers 

Land Use  Number of Showers Required for Specified Building Floor Area  

1 Shower for Each Gender  1 Additional Shower  
for Each Gender  

Office use (business, professional)  50,000 to 149,000 square feet  Each 100,000 square feet over 
150,000  

Retail trade and services  100,000 to 299,999 square feet  Each 200,000 square feet over 
300,000  

Industrial/manufacturing  50,000 square feet or more  N/A  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.46 OUTDOOR LIGHTING 

18.46.010 Purpose. 

A. Intent and Purpose of this Chapter.  
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1. To provide reasonable restrictions and limitations upon the use of lighting in or near the residential 
zones of the city so as to prevent lighting from creating a nuisance to residents within said residential 
zones. It is recognized that lighting is widely used in commercial or industrial zones for the purpose of 
advertising and security and that such lighting is essential to the conduct of many commercial or 
industrial enterprises.  

2. The city acknowledges that protective security lighting in residential zones constitutes a deterrent to 
crime and an aid in law enforcement and contributes generally to the safety of those persons residing 
in such residential zones. It is further accepted that properly controlled lighting in residential areas 
used for landscaping and highlighting of architectural features of buildings and structures enhances 
and promotes the aesthetic condition of the property and the general welfare of the area.  

3. It is equally recognized that lighting, by virtue of its intensity, brightness, direction, duration and hours 
of operation, can constitute a nuisance to adjacent residential dwellers. The purpose and intent of this 
section is to establish outdoor lighting standards that reduce the impacts of glare, light trespass, 
overlighting, skyglow, and poorly shielded or inappropriately directed lighting fixtures and that 
promote safety and energy conservation.  

4. It is the intent of the city to adopt this section to encourage the continued and appropriate use of 
lighting for the purposes set forth in this section, but to require that said lighting be regulated and 
controlled in a manner so as to avoid the creation of a public nuisance in residential areas. All outdoor 
lighting in National City shall be regulated by this Land Use Code and by the State of California Title 24 
Energy Efficiency Standards for outdoor lighting requirements.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.020 Applicability. 

A. New Uses, Buildings, and Additions. Unless specifically exempted elsewhere in this chapter, the provisions of 
this chapter shall apply to all outdoor lighting for proposed new land uses, developments, buildings, 
structures, or building additions that require a permit.  

B. Nonconforming Uses, Structures, or Lots. Whenever a nonconforming use, structure or lot is abandoned for a 
period of one year and then recommenced or changed to a new use, then any existing outdoor lighting shall 
be reviewed and brought into compliance with the provisions of this chapter as necessary for the entire 
building, structure or premises, to the maximum extent possible as determined by the planning division.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.030 General standards. 

A. Outdoor Lighting Fixtures. All outdoor lighting fixtures shall be designed, shielded, aimed, located, and 
maintained to shield adjacent properties and to not produce glare onto adjacent properties or roadways. 
Parking lot light fixtures and light fixtures on buildings shall be full cut-off fixtures.  

B. Street Lighting. Street lighting shall be provided in accordance with the requirements of the National City 
Standards Manual.  

C. Prohibited Lighting. Flashing, revolving, intermittent exterior lighting or internally illuminated signs are 
prohibited. High intensity light beams, such as, but not limited to, outdoor searchlights, lasers, or strobe 
lights shall be prohibited.  

D. Lighting for Safety. In all multiple family residential, commercial, or industrial developments, all sites shall be 
well lit so as to provide safe pedestrian and vehicular access and to eliminate dark areas.  
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(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.040 Lighting plan requirements. 

A. Exterior Lighting Plan. The applicant shall submit to the planning division sufficient information, in the form 
of an overall exterior lighting plan, to enable the director to determine that the applicable provisions will be 
satisfied. The exterior lighting plan shall include, at a minimum, the following information:  

1. Manufacturer specification sheets, cut sheets or other manufacturer provided information for all 
proposed lighting fixtures.  

2. The proposed location, mounting height, and aiming point of all exterior lighting fixtures.  

3. If building elevations are proposed for illumination, drawings shall be provided for all relevant building 
elevations showing the fixtures, the portions of the elevations to be illuminated, the luminance levels 
of the elevations, and the aiming point for any remote light fixture. If only architectural lighting below 
five foot-candles is proposed, this section or any portion of it may be waived by the director.  

4. A brief written narrative which describes the objectives of the lighting.  

5. Photometric data, Color Rendering Index (CRI) of all lamps (bulbs), and other descriptive information of 
the fixtures, and, if applicable or required, designation as Illuminating Engineering Society of North 
America (IESNA) "cut-off" fixtures.  

6. A computer generated photometric grid showing foot-candle readings every ten feet within the 
property or site, and ten feet beyond the property lines at a scale specified by the director. Iso foot-
candle contour line style plans may be substituted for the photometric grid.  

7. For exterior lighting installations within fifty feet of upper level living units, horizontal and vertical 
projection of photometric data is required.  

8. If needed to review proposed exterior lighting installations, the director may require additional 
information following the initial lighting plan submittal, including but not limited to:  

a. Landscaping information that indicates mature tree size;  

b. Shrubbery and other vegetation in order to evaluate the long-term and seasonal effectiveness of 
lighting or screening of lighting.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.050 Security lighting. 

A. Defined. For the purposes of this section, security lighting is defined to include the following: lighting 
intended to reduce the risk (real or perceived) of personal attack and lighting intended to discourage 
intruders, vandals, or burglars, and to protect property.  

B. Shielded and Aimed. All security lighting fixtures shall be shielded and aimed so that illumination is directed 
only within the owner's property boundaries and not cast on other areas. In no case shall lighting be directed 
above a horizontal plane through the top of the lighting fixture, and the fixture shall include shields that 
prevent the light source or lens from being visible from adjacent properties and roadways. The use of general 
floodlighting fixtures shall be prohibited unless it meets the shielding requirements of this section.  

C. Vertical Surfaces. Security lighting may illuminate vertical surfaces (e.g. building facades and walls) up to a 
level eight feet above grade or eight feet above the bottoms of doorways or entries, whichever is greater.  
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D. Pole-Mounted. Security lighting fixtures may be mounted on poles located no less than ten feet from the 
perimeter of the property boundary.  

E. Site Perimeters. Security lights intended to illuminate a perimeter (such as a fence line) shall include motion 
sensors and be designed to be off unless triggered by an intruder located within five feet of the perimeter. 
The zone of activation sensors must be within the property boundaries of the property wishing to be 
illuminated.  

F. Timers and Photocells. Security lights shall combine timers with dusk-to-dawn photocells to ensure lights are 
on only when it is dark.  

G. Requirements. In addition to the application materials set forth in the general provisions of this section, 
applications for security lighting installations shall include a written description of the need for and purposes 
of the security lighting, a site plan showing the area to be secured and the location of all security lighting 
fixtures, specifications of all fixtures, the horizontal and vertical angles in which light will be directed, and 
adequate cross-sections showing how light will be directed only onto the area to be secured.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.060 Accent lighting. 

Architectural features may be illuminated by uplighting, provided that the light is effectively contained by the 
structure, the lamps are low intensity to produce a subtle lighting effect, and no glare or light trespass is produced. 
For national flags, statues, public art, or other objects that cannot be illuminated with down lighting, upward 
lighting may only be used in the form of two narrow-cone spotlights that confine the illumination to the object of 
interest.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.070 Lighting standards for uses within fifty feet of residential zones. 

A. For Uses Within Fifty Feet of Residential Zones.  

1. Lighting poles shall be no taller than twenty feet.  

2. Lighting fixtures shall be aimed and shielded in a manner that shall not direct illumination on adjacent 
residential zones. Fixtures shall be of a type or adequately shielded to prevent glare from normal 
viewing angles.  

3. At the discretion of the review authority and, where feasible, additional landscaping may be used to 
provide light screening between commercial zones and residential zones to help prevent light trespass. 
Where landscaping is used for light screening, the director shall take into consideration the applicable 
landscaping standards, the design standards, the creation of excessive shadows or dark spaces, and 
views into and out of a site.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.080 Parking lot lighting. 

A. Standards.  

1. Parking lots shall comply with the standards of this chapter in addition to the other requirements of 
this title.  
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2. Parking lot lighting shall be designed to provide for uniform lighting throughout the facility with no 
dark patches or pockets.  

3. Parking lot lighting shall be designed to provide sufficient lighting to identify parking features and 
provide pedestrian safety.  

4. In order to direct light downward and minimize the amount of light spilled into the dark night sky, all 
lighting fixtures serving parking lots, shall be full cut-off fixtures as defined by the Illuminating 
Engineering Society of North America (IESNA).  

5. The maximum permissible mounting height of all parking lot lighting shall be thirty feet unless 
otherwise specified in this chapter.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.090 Lighting of outdoor performance, sport and recreational facilities. 

A. Events and Special Activities.  

1. Lighting levels and pole heights for outdoor performance, sports, and recreation facilities shall not 
exceed by more than five percent of the Illuminating Engineering Society of North America published 
standards for the proposed activity.  

2. Where playing fields or other special activity areas are to be illuminated, lighting fixtures shall be 
specified, mounted, aimed and shielded so that their beams fall within the primary playing area and 
immediate surroundings, and so that no direct illumination is directed off the site.  

3. The main lighting shall be turned off as soon as possible following the end of the event. The main 
lighting shall not remain on longer than thirty minutes following the end of the event. Where feasible, 
a low level lighting system shall be used to facilitate patrons leaving the facility, cleanup, nighttime 
maintenance and other closing activities. The low level lighting system shall provide a horizontal 
illumination level at grade of no more than four foot-candles.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.100 Lighting for multi-unit attached residential projects. 

In all multi-unit attached residential developments, light fixtures for walks, steps, parking areas, driveways, 
on-site streets, and other facilities shall be provided in keeping with the type of development and at locations to 
assure safe and convenient nighttime use. Fixtures shall be designed in keeping with the project and shall be 
properly shaded to screen the windows of habitable rooms from the direct rays of light. All outdoor lighting shall 
be so shielded and adjusted that the light is directed to fall only on the same premises upon which the light source 
is located. All outdoor security and safety lighting shall be installed in accordance with the standards in this 
chapter.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.110 Standards for single-family residential uses. 

A. Standards.  

1. Protective security lighting, landscape lighting or architectural highlighting, properly directed and 
shielded, may be operated at all hours of the night.  
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2. Luminaires providing outdoor lighting and permanently mounted to a residential building or to other 
buildings on the same lot are allowed.  

3. Motion sensors with integral photo-control area and high-efficacy dust-to-dawn lighting are 
encouraged.  

4. Permanently installed luminaires in or around swimming pools, water features, or other locations 
subject to Article 680 of the California Electrical Code need not be high-efficacy luminaires.  

5. Lighting for single-family residential uses shall be directed to fall only on the same premises upon 
which the light source is located.  

6. Floodlighting is discouraged, and if used, must be shielded to prevent:  

a. Disability glare for drivers or pedestrians;  

b. Light trespass beyond the property line; and  

c. Light above a horizontal plane. "Wallpack" type fixtures are not permitted.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.47 SIGNS ON PRIVATE PROPERTY AND PUBLIC PROPERTY NOT OWNED BY 

THE CITY OR ITS AFFILIATED AGENCIES2 

18.47.010 Title. 

This chapter shall be known as the Regulatory Sign Ordinance of the City of National City, California.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.020 Authority, scope, intent, purposes. 

A. Authority. This chapter is enacted pursuant to the city's general and police powers, California Constitution 
Article XI, Section 7; California Government Code Sections 65000 et seq., 65850(b), 38774, and 38775; 
Business and Professions Code Sections 5200 et seq., 5230, 5490 et seq., 13530 et seq. and 13540; Penal 
Code Section 556 et seq.; and other applicable state laws.  

B. Scope. This chapter regulates signs, as defined herein, which are located within the corporate limits of the 
City of National City and over which the city has land use regulatory authority, but not on city owned land. 
Signs on city land are subject to Chapter 13.28. Signs used in conjunction with parades, protests, 
demonstrations and outdoor public assemblies are regulated as temporary uses under Chapter 15.60.  

C. Intent. By adoption of this chapter, the city council intends to create and implement a comprehensive system 
for the regulation of signs within the scope of this chapter, with a regulation system that: 1) accommodates 
the expression rights of the First Amendment to the U.S. Constitution and the corollary provisions of the 
California Constitution; 2) comports with all applicable principles of federal and state constitutional, 
statutory and administrative law.  

                                                           
2Editor's note(s)—Ord. No. 2016-2411, § 2, adopted April 5, 2016, amended Ch. 18.47Editor's note(s)—, §§ 

18.47.010Editor's note(s)——18.47.270 in its entirety, in effect repealing and replacing said chapter to read 
as herein set out. The former Ch. 18.47Editor's note(s)— pertained to signs and outdoor advertising displays 
and derived from Ord. No. 2012-2372, Exh. B-1, 2-7-2012.  
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D. Purposes and Interests Served. The purposes of this chapter include, but are not limited to: 1) serving the 
governmental and public interests in controlling visual clutter, community esthetics, and safety of drivers, 
passengers, and pedestrians; 2) aiding in the identification of properties, land uses, enterprises and other 
establishments; 3) enhancing the general appearance and esthetics of the urban environment; and 4) 
protecting the natural beauty of the city's open space.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.030 Basic principles. 

A. Message Neutrality Policy. It is the policy of National City to regulate signs in a manner that does not favor 
commercial speech over noncommercial speech and does not regulate protected noncommercial speech by 
message content.  

B. Message Substitution Policy. A constitutionally protected noncommercial message may be substituted, in 
whole or in part, for any allowed commercial message or any other protected noncommercial message, 
provided that the sign structure or mounting device is legal. Any substitution shall require the private 
property owner's consent. The purpose of this provision is to prevent any favoring of commercial speech 
over non-commercial speech, or favoring of any particular protected noncommercial message over any other 
protected noncommercial message. The message substitution policy does not: 1) create a right to increase 
the total amount of sign display area on a site or parcel; 2) create a right to substitute an off-site commercial 
message in place of an onsite commercial message or in place of a noncommercial message; 3) affect the 
requirement that a sign structure or mounting device must be properly permitted; 4) authorize changing the 
physical method of image presentation (such as digital or neon) display without a permit; or 5) authorize a 
physical change to the sign structure without compliance with applicable building codes, safety codes, and 
neutrally-applicable rules for sign size, height, orientation, setback, separation or illumination.  

C. Enforcement Authority. The director is authorized and directed to administer and enforce this chapter.  

D. Administrative Interpretations. Interpretations of this chapter are to be made initially by the director in 
consultation with the city attorney. The director may refer an interpretation question to the planning 
commission. All interpretations of this chapter are to be exercised in light of the message neutrality and 
message substitution policies. Where a particular type of sign is proposed, and the type is neither expressly 
allowed nor prohibited by this chapter, or whenever a sign does not qualify as a "structure" as defined in the 
building code, as adopted by the city, then the planning commission or director, as applicable, shall approve, 
conditionally approve or disapprove the application based on the most similar sign type, using physical and 
structural similarity, that is expressly regulated by this chapter.  

E. Responsibility for Compliance. The responsibility for compliance with this chapter rests jointly and severally 
upon the sign owner, the permit holder, all parties holding the present right of possession and control of the 
property whereon a sign is located, mounted or installed, and the legal owner of the lot or parcel, even if the 
sign was mounted, installed, erected or displayed without the consent or knowledge of the owner and/or 
other parties holding the legal right to immediate possession and control.  

F. Onsite-Offsite Distinction. Within this chapter, the distinction between onsite signs and offsite signs applies 
only to commercial messages. It does not apply to non-commercial messages.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.040 Definitions. 

The following definitions apply to this chapter, and to other chapters when cross-referenced by such other 
chapters.  
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"Banner" means any flexible material, such as cloth, plastic, vinyl, paper, cardboard or thin metal, with or 
without a message, attached outdoors to a building, structure or mounting device, or attached indoors to a 
building, structure or mounting device so as to be visible from the exterior of a building, or structure. The term 
"banner" includes a pennant, flag, or bunting.  

"Billboard" means a permanent sign structure in a fixed location which meets any one or more of the 
following criteria: (1) it is used for the display of off-site commercial messages; (2) the message display area, or any 
part thereof, is made available to message sponsors other than the owner(s) or operator(s) of the sign, typically for 
a fee or other consideration, i.e., it is general advertising for hire; (3) the sign is a principal or secondary use of the 
land, rather than appurtenant or accessory to some other principal use of the land.  

"Bunting" means a form of banner that is typically presented and displayed in a folded or gathered fashion or 
combination. It may include a display in combination with a flag or banner. Depending on the format of the 
display, the term may be synonymous with banner.  

"Changeable copy sign" means a sign displaying a message that is changed by means of moveable letters, 
slats, lights, light emitting diodes, or moveable background material. "Digital signs," "dynamic signs," and CEVMS 
(changeable electronic variable message signs) are all within this definition.  

"City" means the City of National City California.  

"City property" means any parcel of land or separately leasable space over which the city or any of its related 
entities, holds the present right of possession and control, regardless of who may hold legal fee title, or that is 
within the public right-of-way.  

"Commercial mascot" means a person or animal attired or decorated with commercial insignia, images, 
costumes, masks, or symbols, and/or holding signs displaying commercial messages, when a principal purpose is to 
draw attention to or advertise a commercial enterprise. This definition includes "sign twirlers," "sign clowns," "sign 
spinners," "sign twirlers," and "human sandwich board" signs. Also known as "living signs."  

"Commercial message" means a message that proposes a commercial transaction or pertains primarily to the 
economic and commercial interests of the message sponsor and/or the sign audience.  

"Construction site sign" means a sign that is displayed on the site of a construction development project 
during the period of time of actual construction.  

"Digital display" means display methods utilizing LED (light emitting diode), LCD (liquid crystal display), 
plasma display, projected images, or any functionally equivalent technology, and which is capable of automated, 
remote or computer control to change the image, either in a "slide show" manner (series of still images), or full 
motion animation, or any combination of them.  

"Director" means the city manager or designee.  

"Directional sign" is a sign used to provide directions to pedestrians and vehicular traffic.  

"Election period" means that period of time which begins sixty days before a special, general, or primary 
election in which at least some registered voters in the city are eligible to vote, and ends ten days after such 
election.  

"Establishment" means any legal use of land, other than long-term residential, which involves the use of 
structures subject to the building code. By way of example and not limitation, this definition includes businesses, 
factories, farms, schools, hospitals, hotels and motels, offices and libraries, but does not include single-family 
homes, mobile homes, residential apartments, residential care facilities, or residential condominiums. Multi-unit 
housing developments are considered establishments during the time of construction; individual units are not 
within the meaning of establishment once a certificate of occupancy has been issued or once a full-time residency 
begins.  

Page 637 of 1838



 

 
Page 218 of 296 

"Establishment premises" means a specific occupancy within a building or upon a parcel of land, typically 
having a specific address and discrete entrance(s) and exit(s) so as to maintain a specific identity and location.  

"Flag" means a piece of fabric or other flexible material, usually rectangular, of distinctive design, used as a 
symbol.  

"Freestanding sign" means a sign which is principally supported on the ground by one or more uprights, 
braces, poles, pylons or other similar structural components. This category includes both monument and pole 
signs.  

"Frontage" when used as a measurement reference of a building or establishment premises, shall refer to 
the distance between the two most distant corners of a building measured in a straight line along the building face 
bordering the adjoining street. See glossary pertaining to frontage when made applicable to a parcel of land. The 
term also refers to the elevation of a building that abuts or adjoins a private or public right-of-way or parking lot.  

"Garage sale sign" means a sign whose message concerns short-term rummage, estate, boutique, or garage 
sales of used or handmade common household items from a residential property.  

"General advertising," also known as "general advertising for hire," means the enterprise of advertising or 
promoting other businesses or causes using methods of advertising, in contrast to self-promotion or on-site 
advertising.  

"Height" means the distance measured vertically from grade to the highest point or portion of the object to 
be measured or height limited.  

"Illegal sign" means a sign that was installed without proper city or other required approvals and/or permits 
at the time it was initially installed, and which has not been legalized by later action. This definition also includes a 
sign that was erected in conformance with all applicable laws, rules, and regulations in effect at the time of 
installation, but which was subsequently altered so as to be out of compliance with applicable law, including the 
terms of permits which authorized construction. All signs described in Business and Professions Code Section 
5499.1 and defined therein as an "illegal on-premises advertising display" are also within this definition.  

"Illuminated sign" means a sign whose message is made readable by internal or external lights or light 
emitting diodes (or functionally equivalent technology), typically (but not necessarily) during hours of darkness.  

"Install" or "installation" includes but is not limited to the act by which a sign is constructed or placed on land 
or a structure, or the act of attaching, painting, printing, producing, or reproducing, or using any other method or 
process by which a visual message is presented or placed upon a surface.  

"Legal nonconforming sign" means a sign that complied with all applicable laws, rules and policies at the time 
of installation, and which has not been expanded beyond the originally applicable rules, but which does not 
conform to currently applicable law and rules.  

"Mobile billboard" means a sign on a wheeled conveyance (whether motorized or not) or water craft, 
including those which carry, convey, pull or transport any sign used for general advertising for hire. The term does 
not include vehicles and vessels that display identification information concerning the usual business or regular 
work of the vehicle/vessel owner (not including general advertising).  

"Motor fuel price sign" means a sign of the type described and required by Business and Professions Code 
section 13530 et seq.  

"Monument sign" means a low-profile freestanding sign supported by a structural base or other solid 
structural features other than support poles, which may contain copy on more than one side.  

"Mural-type sign" means a sign painted on the exterior wall of a building consisting of graphics or images, 
either alone or in combination with letters. Mural-type signs shall be treated as any other sign subject to the 
signage area requirements.  
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"Non-commercial message" means a constitutionally protected message that addresses topics of public 
concern or controversy such as, by way of example and not limitation, politics, religion, philosophy, science, art or 
social commentary.  

"Offsite sign" means a sign that advertises commercial products, accommodations, services, or activities not 
provided in or on the property or premises upon which it is located. The on-site/off-site distinction does not apply 
to non-commercial messages.  

"Onsite sign" means a sign that advertises the commercial business, accommodation, services, or activities 
provided on the premises on which the sign is located or is expected to be provided in the near future, such as 
"coming soon" movie posters. In the case of developments subject to a master sign program, all establishments 
subject to the program are considered on-site whenever located within any location subject to the program. All 
establishments within a shopping center are on-site as to any sign(s) also located within that shopping center. The 
on-site/off-site distinction does not apply to non-commercial messages.  

"Outdoors" means a location on undeveloped property or the exterior of a building or structure.  

"Parcels" or "property" or similar references or descriptions mean parcels defined or delineated by assessor 
parcel numbers maintained by the County tax assessor or as defined in the glossary of this Code.  

"Pennant" is a banner with three sides, or swallow-tail form.  

"Permanent sign" means a sign that is solidly attached to a building, structure, or the ground by means of 
mounting brackets, bolts, welds, or other combination of attachment methods, thereby rendering the sign non-
moveable or difficult to reposition without the use of machinery, cutting devices, or mechanical devices. See also 
"temporary sign."  

"Pole sign" means a permanently mounted, freestanding sign which is supported above the ground by one or 
more uprights, braces, poles, or other similar structural components.  

"Projecting sign" is any sign which projects beyond a building face and uses a wall or vertical element of a 
building as its main source of support. The term includes a double-faced sign that is installed more or less 
perpendicular to the face of a building so as to allow a message to be viewable from either side. The term does not 
include signs that are installed along the face of a building and that are completely attached to the face of a 
building.  

"Real estate sign" means any sign whose message concerns a proposed economic transaction involving real 
estate, including all signs described in Civil Code 713.  

"Residential sign" means a sign displayed on a legal, individual dwelling unit. The term does not apply to 
management offices of apartment complexes or mobile home parks, or to hotels, motels, inns or other places of 
transient occupancy.  

"Responsible party" means the permittee, property owner, or owner or person in charge of the sign.  

"Rooftop sign" or "roof-mounted sign" means a sign that extends above the ridgeline of the roof of a building 
or a sign attached to any portion of the roof of a building.  

"Safety codes" refers to the building, electrical, plumbing, grading, and similar codes which ensure safe 
construction.  

"Shopping center" shall mean a group of commercial buildings as defined in the glossary.  

"Sign" as used in this chapter, generally means the public display of any visually communicative image placed 
on public display and visible from the exterior of any portion of the public right-of-way or place open to passage by 
the public. Notwithstanding the generality of the foregoing, the term "sign" does not include:  

1. Aerial banners towed behind aircraft;  
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2. Architectural features—Decorative or architectural features of buildings (not including lettering, 
trademarks or moving parts), which do not perform a communicative function (examples include color 
stripes around an office building or retail store);  

3. Automated teller machines (ATMs), when not used for general advertising;  

4. Cornerstones and foundation stones;  

5. The legal use of fireworks, candles and artificial lighting not otherwise regulated by this chapter;  

6. Grave markers, gravestones, headstones, mausoleums, shrines, and other markers of the deceased;  

7. Historical monuments, plaques and tablets;  

8. Holiday and cultural observance decorations displayed in season, including inflatable objects, on 
private residential property which are on display for not more than forty-five calendar days per year 
(cumulative, per dwelling unit) and which do not include commercial messages;  

9. Inflatable gymnasiums associated with legal residential uses—Inflatable, temporary, moveable, 
gymnasium devices commonly used for children's birthday parties, and similar devices (also called 
"party jumps" or "bounce houses");  

10. Interior graphics—Visual communicative devices that are located entirely within a building or other 
enclosed structure and are not visible from the exterior thereof;  

11. Manufacturers' marks—Marks on tangible products, which identify the maker, seller, provider or 
product, and which customarily remain attached to the product even after sale;  

12. Mass transit graphics—Graphic images mounted on duly licensed and authorized mass transit vehicles 
that legally pass through the city;  

13. News racks, newspaper vending devices and newsstands;  

14. Personal appearance: makeup, masks, wigs, costumes, jewelry, apparel and the like, unless it 
constitutes a commercial mascot;  

15. Safety warnings on motorized or electrified equipment;  

16. Searchlights used as part of a search and rescue or other emergency service operation (this exclusion 
does not apply to searchlights used as attention attracting devices for commercial or special events);  

17. Shopping carts, golf carts, horse drawn carriages, and similar devices (any motorized vehicle which may 
be legally operated upon a public right-of-way is not within this exclusion);  

18. Symbols embedded in architecture—Symbols of non-commercial organizations or concepts including, 
but not limited to, religious or political symbols, when such are permanently integrated into the 
structure of a permanent building which is otherwise legal, by way of example and not limitation, such 
symbols include stained glass windows on churches, carved or bas relief doors or walls, bells and 
religious statuary;  

19. Vehicle and vessel insignia—On street legal vehicles and properly licensed watercraft: license plates, 
license plate frames, registration insignia, non-commercial messages, messages relating to the business 
of which the vehicle or vessel is an instrument or tool (not including general advertising) and messages 
relating to the proposed sale, lease or exchange of the vehicle or vessel.  

20. Vending machines, automated intake devices and product dispensing devices which do not display off-
site commercial messages or general advertising messages;  
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21. Window displays—The display of merchandise in a store window, when such merchandise is 
immediately available for purchase.  

"Signage" is the collective noun for all signs on a given parcel, lot or location, or within a stated classification;  

"Sign area" means that portion of a sign which consists of visually communicative copy, including the 
advertising surface and any framing, trim, or molding but not including the supporting structure, measured one 
side only, provided that the angle between faces for two-sided signs does not exceed thirty degrees.  

"Sign copy" means the visually communicative elements, including but not limited to words, letters, 
numbers, designs, figures, or other symbolic presentation incorporated into a sign with the purpose of attracting 
attention to the subject matter or message.  

"Sign face" means the portion of a sign that is available for displaying sign copy, together with any frame, 
color, panel, ornamental molding, or condition which forms an integral part of the sign copy and which is used to 
differentiate such sign copy from any wall or background against which it may be placed. Those portions of the 
supports, uprights, or base of a sign that do not function as a sign shall not be considered as part of a sign face.  

"Sign height" means the vertical distance of a sign from the uppermost point used in measuring the sign area 
to the ground immediately below such point or to the level of the upper surface of the nearest curb of a street or 
alley (other than a structurally elevated roadway), whichever measurement permits the greater elevation of the 
sign.  

"Special event" means an activity or event that occurs rarely or irregularly, is open to the public, and is of a 
duration not exceeding seven days. Any event that is subject to a temporary use permit will be considered within 
this definition. By way of example and not limitation, special events include circus or carnival runs, 4th of July 
Festival, Easter Egg Hunt, Relay for Life, Christmas Tree Lighting, parking lot sales at shopping centers and malls, 
holiday celebrations, Auto Heritage Day, etc.  

"Temporary message" means a message that pertains exclusively to an event which occurs on, or ends on, a 
particular day.  

"Temporary sign" means a sign that is constructed of lightweight or flimsy material, and is easily installed and 
removed using ordinary hand tools. Any sign that qualifies as a "structure" under the Building Code is not within 
this definition.  

"Visibility triangle" means at the intersection of any two or more streets, that area extending horizontally 
fifty feet from the corner of the intersection and vertically, from a height of three feet to a height of eight feet.  

"Visible to the exterior" refers to the placement of a sign or banner within the interior first eight feet of a 
commercial or industrial building or structure in such a manner so that it or its message is readily visible on an 
immediately contiguous public right-of-way, parking lot, or parcel. To be visible does not require that the message 
be understandable or readable.  

"Wall sign" means a sign that is attached to, erected against or painted on the wall of a building or other 
vertical structure.  

"Warning sign" means a sign that is posted to provide notice of danger, such as "Beware of Dog," "Railroad 
Crossing," "Danger High Voltage" or noting the location of underground utilities.  

"Window sign" means a sign that is painted or mounted on a window pane, or that is mounted within five 
feet of a window and oriented for viewing by exterior passersby.  

"Zone" refers both to the zone classifications given in Section 18.20.020, and to the specific areas or districts 
to which a given zoning classification applies.  

(Ord. No. 2016-2411, § 2, 4-5-2016; Ord. No. 2017-2440, § 6, 10-17-2017) 
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18.47.050 Sign permits, other sign-related decisions, appeals. 

A. Sign Permit Generally Required. Unless exempted from the sign permit requirement, all signs regulated by 
this chapter may be installed, maintained, erected, or displayed only pursuant to sign permit pursuant to this 
chapter, and a finding of compliance is made by the planning division, using the design criteria identified in 
this chapter and other applicable regulations. A sign permit may be approved subject to conditions, so long 
as those conditions are required by this chapter or some other applicable law, rule or regulation.  

B. Compliance Required. No permit shall be issued for any sign or sign structure except in compliance with the 
provisions of this chapter. A sign permit may be subject to compliance with permitting requirements 
imposed by other sources of law, including the safety codes for building, electrical, plumbing, grading, etc. 
Where there is a conflict between the provision of this chapter and other applicable regulations, the more 
restrictive shall apply.  

C. Right to Permit or Display. When any sign permit application is complete and fully complies with all 
applicable provisions of this chapter, and all other applicable laws, rules and regulations, the permit shall be 
approved and issued within the required time. In the case of signs which are exempt from the sign permit 
requirement, there is a right to erect, display, and maintain such signs as are authorized by this chapter, 
subject to the applicable rules. This "right to permit" provision does not apply when the relevant city law is 
under active consideration for amendment at the time the application for a sign permit is submitted, or 
when the rules or regulations relevant to the application are changed prior to the expiration of the time for 
decision.  

D. Legally Existing Signs; Alterations. Signs legally existing prior to the effective date of this chapter shall be 
exempt from the sign permit requirement unless a structural alteration is made, the sign area or any other 
point of nonconformity is enlarged or expanded, or there is some other change in the structural elements of 
the sign. Structural alterations and expansions require a sign permit.  

E. Review. All sign permit applications shall be initially reviewed by the director. In the case of any discretionary 
permit in which signage is included, such as a master sign program, a specific plan including signs, a variance, 
or an appeal, the director shall prepare a report for the body which shall hear the matter, the planning 
commission or city council. The report may, but is not required, to include recommendations.  

F. Application for a Sign Permit. Any person seeking a sign permit for a sign shall submit to the director a 
written application for such. The director shall prepare a sign permit application form and provide it to any 
person on request, along with such other materials and information as applicants need to submit for a 
permit. The same form may be used for both the application and the decision thereon. A single form may be 
used for multiple signs on the same site; however, the director may make separate decisions as to each sign. 
A sign permit application is complete only when it is accompanied by the appropriate application fee, in an 
amount set by resolution of the city council.  

G. Application Contents. The sign permit application form may call for the following information:  

1. Name, address and telephone number of the applicant and, if applicable, the name, address, and 
telephone number; when the applicant is not the holder of legal title to the property, consent to the 
installation of the sign by the person(s) or entities who hold legal title and the present right of 
possession and control of the property; when the sign is proposed to be installed by a sign contractor, 
the name, address, contact information, and the license number, if any, of the contractor;  

2. As to the proposed location for the sign, multiple sets of a fully dimensioned site plan (drawn to scale) 
indicating the street address, assessor's parcel number, zone classification, all property lines, public 
and private street lines (including center lines), structures, easements, utility poles and wires, and the 
location and size (in square feet) of all existing and proposed signs;  
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3. As to existing signs already on parcel, information as to whether each is permitted or exempt from 
permitting;  

4. Accurate and scaled building elevation showing existing and proposed building signs; including existing 
and proposed sign area of each individual sign and the combined area of all signs (including those 
already existing or previously permitted) in relation to the maximum allowed sign area;  

5. A statement as to whether the sign is intended to be used in whole or in part for off-site commercial 
messages, advertising for hire or general advertising;  

6. A statement or graphical description as to whether the proposed sign, or any part of it, is proposed to 
utilize any of the following physical methods of message presentation: sound; odor, smoke, fumes or 
steam; rotating, moving or animated elements; activation by wind or forced air; neon or other 
fluorescing gases; fluorescent or day-glow type colors; flashing or strobe lighting; light emitting diodes, 
liquid crystal displays or other video-like methods; digital display technology; use of live animals or 
living persons as part of the display; mannequins or statuary;  

7. A statement as to whether the property or parcel on which the sign is proposed to be erected or 
displayed, or any currently existing sign thereon, is the subject of any outstanding notice of zoning 
violation or notice to correct, including whether any such deficiencies are to be remedied by the 
proposed application;  

8. Photographs of the existing property, parcel and/or building on which the sign is proposed to be 
erected or displayed;  

9. In the case of any proposed sign which is subject to a discretionary process, such as a variance, 
conditional use permit, or sign program, all information required by such process(es);  

10. The director is authorized to modify the list of information to be provided on a sign permit application; 
however, additions may be made only after thirty days public notice. The director is also authorized to 
request, require, or accept application materials, in whole or in part, in electronic form, and to specify 
the acceptable computer formats for such submissions.  

H. Completeness. As the first step in processing a sign permit application, the director shall determine whether 
the application is complete. If the application is not complete, the applicant shall be so notified in person or 
in writing initially within thirty days of the date of receipt of the application; the notice of incompleteness 
shall state the points of deficiency and identify any additional information necessary. The applicant shall then 
have thirty calendar days, to submit additional information to render the application complete.  

I. Disqualification. No sign permit application will be approved if:  

1. The applicant has installed a sign in violation of the provisions of this chapter and, at the time of 
submission of the application, each illegal or non-permitted sign has not been legalized, removed or a 
cure included in the application;  

2. There is any other existing Code violation located on the site of the proposed sign(s) (other than an 
illegal or nonconforming sign that is not owned or controlled by the applicant and is located at a 
different establishment) which has not been cured at the time of the application, unless the 
noncompliance is proposed to be cured as part of the application;  

3. The sign application is substantially the same as an application previously denied, unless: (i) twelve 
months have elapsed since the date of the last application, or (ii) new evidence or proof of changed 
conditions is furnished in the new application;  

4. The applicant has not obtained any applicable required use permit or conditional use permit. However, 
applications for such permits may be processed simultaneously with a sign permit application.  
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J. Applications for Multiple Signs. When an application proposes two or more signs, the application may be 
granted either in whole or in part, with separate decisions as to each proposed sign. When a multiple sign 
application is denied in whole or in part, the director's written notice of determination shall specify the 
grounds for such denial.  

K. Discretion. When discretion is authorized for a master sign program or site plan review, that discretion may 
be exercised only as to location, structural and safety factors, and not as to message content, graphic design 
or artistic merit. Permissible factors for consideration include: style or character of existing improvements 
upon the site and lots adjacent to the site; construction materials; number and spacing of signs in the area; 
the sign's height, design, and location in relation to its proposed use; form, proportion, scale, overall sign 
size; potential effect of the proposed sign on driver and pedestrian safety; potential blocking of view (whole 
or partial) of a structure or facade or public view of historical or architectural significance; potential 
obstruction of views of users of adjacent buildings.  

L. Master Sign Programs. Permit applications for master sign programs as part of planned commercial, office-
professional and industrial development shall include the above information as part of a site development 
plan or specific plan. When approval is sought for a development that includes one or more signs, then the 
sign aspects of the proposed development must satisfy the applicable provisions of this chapter. In addition, 
when a development project will have six or more leased spaces, it must also comply with the master sign 
program requirements set forth in Section 18.47.130. Such proposals may be reviewed by the director and 
shall be decided by the planning commission. In preparing a report for the planning commission, the director 
may, but is not required to, make recommendations.  

M. Revocation or Cancellation. The director may revoke any approval or permit upon refusal or failure of the 
permittee to comply with the provisions of the permit and the requirements of this chapter, after written 
notice of noncompliance and at least fifteen calendar days opportunity to cure. However, opportunity to 
cure does not apply when a sign, by virtue of its physical condition, constitutes an immediate and significant 
threat to public safety.  

N. Permits Issued in Error. Any approval or permit issued in error may be summarily revoked by the director 
upon written notice to the permittee, stating the reason for the revocation. "Issued in error" means that the 
permit should not have been issued in the first place and includes but is not limited to omissions, errors or 
misrepresentations in the application materials, and oversights or errors in the processing thereof.  

O. Inspections. All signs subject to one or more safety permits (building, plumbing, electrical, grading, etc.) 
require final inspection and approval by the Building Official.  

P. Sign-Related Decisions. Challenges or objections to sign-related decisions, notices and orders, other than 
approval or denial of a sign permit, do not require a particular form, but must be in writing, signed by the 
applicant or challenger, and particularly state the matter challenged and the grounds therefore. Challenges 
shall be made to the director within thirty days of the date of the decision, notice, and/or order. Challenges 
and objections to sign-related decisions not made in accordance with these procedures shall not be eligible 
for appeal.  

Q. Levels of Review; Order of Review. Except for signs subject to initial review by the planning commission, 
initial review and decisions on all sign permit applications shall be by the director unless otherwise stated 
herein; appeal is first to the planning commission and then to city council.  

R. Safety Codes. When a proposed sign, by virtue of its physical, structural, location, and other non-message 
factors, is subject to any permits or requirements under the safety codes, then satisfaction of such 
requirements shall be a condition of the sign permit.  

S. Permit Denial. When a sign permit application is denied, the denial shall be in writing and sent or delivered 
to the address shown on the applicant's application form and shall specifically state the grounds for denial.  
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T. Timely Decision. At each level of review or appeal, the decision shall be rendered in writing within thirty 
calendar days. The time period begins running when an appeal, challenge, or objection is received, the 
application is complete (or is deemed complete because no notice of incompleteness has been given), an 
amendment is received, or the notice of appeal has been filed, whichever applies. The timely decision 
requirement may be waived by the applicant or appellant. If a decision is not rendered within the required 
time, then the application or appeal shall be deemed denied; in the case of an appeal, the lower-level 
decision shall be deemed affirmed.  

U. Appeal. Any decision regarding a sign permit application or other sign-related decision may be appealed by 
any affected person. Notices of appeal and challenges and objections to sign-related decisions must be filed 
with the city clerk within thirty calendar days of the decision; if city offices are not open on the thirtieth day, 
then the time period is extended to the next day city offices are open to the public. Appeals shall be heard by 
the planning commission. The decision of the planning commission may be appealed to the city council 
pursuant to Section 18.12.060, as augmented by this chapter. The appeal right arises at the earliest of: a) the 
date of the written decision that is delivered to the applicant, or b) the time for decision has run without a 
written decision. The notice of appeal, objection, or challenge must state specifically the matter appealed 
from and the grounds for appeal. Notices of appeal must be signed by the appellant or their authorized 
agent, representative, or attorney.  

V. Status Quo. During the pendency of review or appeal, the status quo of the subject sign(s) shall be 
maintained. This does not apply whenever a sign, by virtue of its physical condition, constitutes an 
immediate threat to public safety.  

W. Judicial Review. Following final decision by the city council, any affected person may seek judicial review of 
the final decision on a sign permit application or other sign-related decision pursuant to the applicable 
provisions of the California Code of Civil Procedure.  

X. Notices. Written notices by the city, required within this chapter, shall be deemed given on the earliest of the 
following: when personally delivered, when publicly posted, or on the day of mailing. Notices are deemed 
effective when sent to the last known address of the addressee.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.060 Signs exempt from sign permit requirement. 

The signs listed in this section are exempt from the requirement of prior approval (either by sign permit or 
site plan review), but still subject to the rules stated in this chapter. When any residential sign meets the definition 
of "structure" in the building code, or is electrified, then compliance with all safety codes (building permits, 
electrical permits, etc.) is required. Signs may also be exempted from the sign permit requirement by other 
sections of this chapter, other chapters of this Code, or other bodies of law.  

A. Residential Signs. All legal residential dwelling units are allowed a defined maximum cumulative display area, 
which is available at all times, subject to:  

1. Physical types: residential signs may be free standing or mounted on doors, walls, or fences; flag poles 
not exceeding twenty-five feet cumulative of linear footage; roof-mounted signs are prohibited;  

2. Permissible message types: any variety or combination of constitutionally protected noncommercial 
speech (including but not limited to political/election signs); real estate signs (must be removed not 
more than five days after the proposed economic transaction is completed, or the property goes off 
the market); garage sale signs compliant with the other provisions in the Municipal Code addressing 
garage sales which is currently set forth at Section 7.21.060; construction site signs;  

3. Prohibited message types: commercial messages other than those specified in the preceding 
subsection; general advertising for hire; any message whose public display is illegal;  
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4. Maximum display area: sixteen square feet per parcel per frontage at all times; except that during the 
election period, when there shall be no limit on the maximum display area. The maximum display area 
is the cumulative total of all signs that are subject to the area limit. Not included within with the 
cumulative total: indicators of street address and occupants' name(s), visual images mounted on the 
ground (i.e., door mats);  

5. Maximum sign size: six square feet per sign at all times. The maximum sign size is the maximum square 
footage allowed for an individual sign.  

6. Illumination: special illumination of residential signs is prohibited; residential signs may be illuminated 
only by natural and legal ambient lighting;  

B. Construction Site Signs, subject to:  

1. On single-family residential properties, construction site signs shall be no larger than twenty square 
feet per street frontage;  

2. For all other construction projects: maximum display area for signs shall be no greater than fifty square 
feet per frontage;  

3. Construction site signs must be removed prior to final inspection or before issuance of a certificate of 
completion or certificate of occupancy, as applicable;  

4. Illumination: prohibited.  

C. Signs required or authorized by other bodies of law or court orders;  

D. Signs required by the fire department to designate fire lanes;  

E. Nameplate identification signs and combination name plates and address signs with letters that do not 
exceed three inches in height, are not illuminated, and do not exceed four square feet in area;  

F. Window signs that do not exceed fifteen percent of the area of a window or twelve square feet, whichever is 
less;  

G. Warning signs such as "no parking," "watch dogs," "private property," and "security service" that are not 
illuminated, do not exceed one square foot in area each, and do not project over a public right-of-way. No 
more than three of these signs shall be allowed per premises;  

H. Bulletin boards, provided they do not exceed sixteen square feet in area, do not project over a public right-
of-way, and are not illuminated.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.070 Prohibited signs. 

The signs listed in this section are prohibited in all zones and at all times unless explicitly authorized or 
allowed by another provision of this chapter, another chapter of the Code, or other applicable law.  

1. New billboards, conversion of existing billboards to digital or dynamic or tri-vision display, expansion of 
the display face of any existing billboard (except as authorized by state law), and the installation of an 
additional display face to an existing billboard structure;  

2. Mobile billboards, but not including taxis or shuttle vehicles or public transportation vehicles that 
legally pass through the city;  

3. Signs mounted on roofs, water towers, radio, television, or cell phone towers;  
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4. Signs mounted on fences;  

5. Signs mounted on trees, bushes, or vegetation;  

6. Signs placed on property (public or private) without consent of the property owner or other party 
holding the present right of possession and control;  

7. Signs that obstruct any window, door, gate or opening used or required as a means of regular ingress 
or egress, legal light or ventilation, as a fire escape or other emergency access or escape;  

8. Signs displayed on vacant or undeveloped lots;  

9. Signs whose intensity of illumination or size, shape or location interferes with the safe operation of a 
vehicle or creates distraction to the operator of a wheeled vehicle on adjoining public streets;  

10. Signs mounted in such a manner as to obstruct the free flow of vehicular or pedestrian traffic;  

11. Signs that are confusingly similar to authorized, official traffic and pedestrian control signs, even 
though they are in fact not traffic control signs;  

12. Signs using animation, flashing, blinking, or intermittent light exceeding any of these operational 
parameters:  

a. Illumination equivalent to incandescent light bulbs of sixty watts maximum per bulb;  

b. Flashes or blinks more than fifteen times per minute;  

c. Chaser lights;  

d. High intensity neon lights, tubes and flashing lights are prohibited on animated and flashing signs;  

e. Rotating beacon lighting elements.  

13. Advertising or attention-getting devices that are inflatable, float in air or water, or are activated by 
wind or forced air;  

14. Temporary signs displaying off-site commercial messages or used for general advertising for hire, 
unless required by state law;  

15. Signs placed in the public right-of-way, unless explicitly allowed by Chapter 13.28.  

16. Signs mounted on motor vehicles parked in the public right-of-way.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.080 Permanent signs. 

Unless specifically exempted herein, all permanent signs require a sign permit. The following three types of 
signs are categorically exempt from this sign permit requirement: 1) signs installed and displayed pursuant to court 
order, statutory requirement or authorization; 2) signs on residential properties; 3) signs posted by any 
governmental entity in the execution of its official duties.  

A. Signs less than six square feet. The display on any non-residential parcel of any single sign or banner 
that is less than six square feet in area is allowed and is exempt from obtaining a sign permit.  

B. Directional Signs. Directional signs that do not exceed a total of three square feet in size per sign, and 
total area combined does not exceed nine square feet per parcel, are allowed, and are exempt from 
obtaining a sign permit.  
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C. Freestanding Signs. A maximum of two freestanding or monument signs, not to exceed a total of one 
hundred square feet, are allowed, subject to a sign permit, for single-family subdivisions, multi-family 
developments, and mobile home parks.  

D. Flags. On residential land uses, a total of twenty-four square feet of flag area may be displayed at any 
and all times; on non-residential land uses, there shall be no limit to the allowable flag area that may 
be displayed at any and all times. On residential lots, the number of flag poles is limited to a cumulative 
linear footage of twenty-five feet; on non-residential lots, the cumulative linear footage shall be limited 
to the maximum height allowed in the zone in which the property is located. Flag poles intended for 
permanent use are subject to appropriate building permits.  

E. Permanent Signs in Commercial, Industrial, Mixed-Use, and Institutional Zones. Except in shopping 
centers (where special rules, stated in the next subsection, apply) and public assembly uses (to which 
special rules, stated below, apply), permanent signs may be installed on or along the face of a building 
in commercial zones and commercial uses in a mixed-use zone, and industrial or institutional zones, 
subject to the following:  

1. Signs exceeding twenty-five square feet in display area:  

a. Maximum number: one sign per establishment premises per frontage along a street, freeway, or 

parking lot;  

b. Sign area on the primary frontage shall not exceed thirty percent of the area of the building face or 

four square feet of sign for each linear foot of building face along that frontage, whichever is 

greater;  

c. Sign area on a secondary frontage shall not exceed fifteen percent of the area of the building face 

or two square feet per linear foot of secondary frontage, whichever is greater;  

d. The sign face shall not be located, such as by a cabinet, deep lettering, or architectural feature, 

more than eighteen inches from a building face.  

2. Permanent signs with twenty-five square feet or less of display area in commercial, industrial, 
institutional, mixed-use and multi-family zones:  

a. Location: only in windows or along the face of a building;  

b. Maximum total cumulative area: not exceeding ten percent of the wall or elevation on which the 

sign is placed;  

F. Permanent Signs in Shopping Centers. Permanent signs for establishments within a shopping center 
shall be limited to one per establishment premises per frontage on a common walkway, parking lot, 
driveway, alleyway, street, or freeway. The size and placement of these signs shall conform with the 
standards specified for permanent signs in commercial, industrial, mixed-use and institutional zones 
(Subsection 18.47.080(E)) as well as standards that may be applied through any required city council or 
planning commission approval, including but not limited to a conditional use permit, planned 
development permit, specific plan, or variance.  

G. Public Assembly Uses. On property used for public assembly, with periodically changing programs, the 
following signs may be installed and displayed, subject to a sign permit:  

1. Wall sign: one wall mounted sign not to exceed twenty square feet in area per street frontage or 
parking lot frontage; and  

2. One freestanding changeable copy directory sign not to exceed six feet in height and twelve 
square feet in area per street frontage or parking lot frontage shall be allowed;  

3. Provided, however, that the signs shall be architecturally related to the structure to which they 
are appurtenant;  

4. Number Limit: No more than two wall-mounted signs plus no more than two freestanding signs.  
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H. Pole or Monument Signs in Commercial, Industrial, Mixed-Use, and Institutional Zones. Pole-mounted 
or freestanding signs are allowed subject to a sign permit in the commercial and industrial zones and 
non-residential uses in a mixed-use zone, subject to:  

1. Number Limit: Pole signs or monument signs shall be limited to one sign per frontage on street, 
freeway, or parking lot, and may include a cluster sign identifying individual businesses on the 
parcel(s);  

2. Display Area Limit:  

a. The total area of any sign installed along the primary frontage shall not exceed four square feet per 

lineal foot of property on the primary frontage;  

b. The total area of any sign installed along each secondary frontage shall not exceed two square feet 

per lineal foot of property on the secondary frontage;  

3. Location: Sign structures shall not be placed within the required setback area applicable to that 
zone, except that projecting signs may protrude into or overhang a maximum distance of one-
half of the setback.  

4. Height Limit: Pole signs may be one-half feet high for each one foot away from the centerline of 
the street on which the sign is located, but in no case exceeding:  

a. MXC 1 and MXD 1 zones—Fifty feet;  

b. MXC 2 and MXD 2 zones—Fifty feet. Signs exceeding fifty feet may be allowed if located near a 

freeway and approved by the Planning Commission as compatible with the other uses near the 

site;  

c. CA and CS zones—Fifty feet. Signs exceeding fifty feet may be allowed, up to a maximum of 

seventy-five feet, if located near a freeway and approved by the Planning Commission as 

compatible with the other uses near the site;  

d. Industrial zones—Seventy feet.  

e. Institutional zones—Fifty feet.  

I. Rotating Signs in Commercial and Industrial Zones. Signs that rotate are restricted to no more than 
eight revolutions per minute. Rotating signs are allowable only in commercial and industrial zones.  

J. Projecting Signs in Commercial, Industrial, Mixed-Use, and Institutional Zones. Projecting signs may be 
installed and displayed, subject to a sign permit, in all commercial, industrial, mixed-use, and 
institutional zones, subject to:  

1. Projecting signs shall not project over any public right-of-way, including streets or alleys, except 
as provided in Subsection D, below;  

2. The maximum height of any projecting sign shall be twelve feet, and may project above any eave 
or parapet of less than twelve feet in height, but may not project inward over any such eave or 
parapet.  

3. Maximum display area for all sides: thirty-two square feet.  

4. Projecting signs may project over street parkways and required setback areas a maximum of one-
half of the street parkway or setback width. For the purpose of this section, "street parkway" is 
defined as that part of the public street right-of-way lying between the front property line and 
the edge of the roadway.  

5. Number limit: No more than one projecting sign shall be placed on each street frontage per 
business premises.  

6. Qualification: A projecting sign shall be permitted only in lieu of a freestanding or marquee sign, 
and may not be utilized in addition to a freestanding or marquee sign.  
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7. Design: Projecting signs shall be supported so as to appear to be an architectural and integral 
part of the building. The sign shall be free of any extra bracing, angle iron, guy wires, or cables.  

K. Digital Display Signs. Signs using digital display are allowed in the following zones: industrial, 
commercial, and mixed-use districts, subject to a sign permit, and subject to:  

1. Maximum height: the same rule that would apply to the same sign if it were not using digital 
display;  

2. Minimum requirement: digital display must be part of a master sign program;  

3. Maximum display area:  

a. For properties that front on arterial roadways, the digital display portion of the sign structure shall 

not exceed twenty-five percent of the allowable display area;  

b. For properties that front on highways, the digital display portion of a sign shall not exceed fifty 

percent of the allowable display area;  

c. Maximum Number: No more than one sign using digital display may be permitted on a site. The 

electronic message display may be single-faced or double-faced.  

d. Signs using digital display may not project moving images or images that appear to move; each 

still image must be on display a minimum of eight seconds; transitions between still images shall 

not exceed one second.  

e. Light Intensity: each sign using digital display shall include a photometric sensor that will adjust 

the intensity of the sign for daytime and nighttime viewing. The nighttime intensity shall be 

limited to 0.3 foot-candles (over ambient levels) as measured at a preset distance as established by 

the Lewin Report as prepared for the Outdoor Advertising Association of America (OAAA). The 

city may modify or further restrict the intensity of any DAD display should the lighting create a 

distraction to drivers or an adverse effect on nearby residential property.  

f. Operational Hours: the digital display portion of any sign shall not be operated between the hours 

of 10:00 p.m. and 7:00 a.m.  

g. Signs using digital display shall be shielded or the light intensity reduced as necessary to prevent 

annoying glare impacting surrounding properties.  

h. All new signs using digital display, which are not attached to a building, shall be mounted on one 

support column only.  

i. Signs using digital display may be located on the wall of a building, provided the sign does not 

obscure any of the building's windows, architectural features, or other architectural details.  

j. No sign using digital display may be placed within one mile of another sign using digital display 

on the same side of a highway. No sign using digital display may be placed within one thousand 

feet of another digital display on any street.  

k. Signs using digital display are limited to noncommercial messages and onsite commercial 

messages; such signs may not be used as billboards or for purposes of general advertising for hire.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.090 Temporary signs. 

All temporary signs must have attached to them contact information for the persons and/or entities placing 
the signs on public display. Such information must include, at a minimum, the name of the person(s) and/or 
entities, and currently valid contact information such as phone number, mailing address, or email address. The 
purpose of this requirement is to give the city a way to contact persons who exceeded the time limit or other rules 
regarding display of certain signs, and give them an opportunity to cure the violation. The contact information 
must be in an easily readable, common typeface, such as Times New Roman, Garamond, Helvetica, Arial, or 
similar. Type size much be at least ten point.  

A. Construction Site Signs. Temporary signs may be installed and displayed on construction sites without 
permit, subject to:  
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1. The maximum total area for signs at single-family residential construction projects shall be 
twenty square feet per street frontage;  

2. The maximum area of signage at other construction projects shall be 50 square feet per street 
frontage;  

3. For any request for square-footage exceeding the limits set forth in Subsections A.1. and A.2., a 
temporary use permit is required, the granting or denial of which shall be based solely on 
objective criteria such as time, location, and size;  

4. All signs must be removed prior to and as a condition of the final inspection and approval of the 
project.  

B. Temporary Signs Regarding Real Property Offered For Sale or Lease. Temporary signs may be installed 
and displayed on real property that is currently offered for sale or lease, or otherwise pursuant to Civil 
Code 713, without a sign permit, subject to:  

1. A maximum of two temporary signs may be installed on developed or undeveloped property, 
with the following requirements and specifications for the sign:  

a. The maximum area of signage allowed by this section per parcel per street frontage in commercial, 

industrial, mixed-use, multi-family, or institutional zones shall be fifty square feet;  

b. These signs shall not be specially illuminated;  

c. Such signs shall be removed within ten days following the lease or sale of the premises on which 

the sign is displayed.  

C. Temporary Signs for Special Events. Temporary signs may be installed and displayed when related to 
and for the duration of thirty days prior and five days after a special event, subject to:  

1. Special Event Signs in Commercial, Industrial, Multi-family, Mixed-use and Institutional zones.  

a. Temporary signs which do not cumulatively exceed thirty-two square feet in display area per street 

frontage, are allowed subject to a special event permit;  

b. Temporary signs, except flags and banners, shall not be fastened directly to the exterior wall or 

face of any building. Temporary signs may be displayed in windows or on display boards, 

provided the combined total area of all signs does not exceed ten percent of the area of the 

building face upon which the signs are mounted. (See Section 18.47.120 for restrictions on flags 

and banners.)  

D. Temporary Signs in Residential Zones. Refer to Section 18.47.060 for signs in residential zones.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.100 Vehicle signs. 

Buses and taxis that legally traverse the public streets may display advertising; however, mobile billboards 
are prohibited on public streets and parking spaces.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.110 Mural-type signs. 

Mural-type signs shall be treated as any other sign subject to signage area requirements.  

(Ord. No. 2016-2411, § 2, 4-5-2016; Ord. No. 2017-2440, § 7, 10-17-2017) 
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18.47.120 Flags, banners, and pennants. 

Permit required: All banners require the approval of the planning division. In order to obtain approval, see 
application and drawings required at the city planning division.  

A. Auto Sales Lots. These provisions apply to all motor vehicle sales. Flags, banners, and pennants may be 
displayed on automobile sales lots without time limitation or site plan review, provided that:  

1. The displays are properly maintained;  

2. Displays are limited to the perimeter of the lot;  

3. Displays do not exceed a height of twenty-five feet above the ground;  

4. Displays may not be used in place of a permanent sign.  

B. Other Commercial and Industrial Uses. Flags, banners, and pennants may be displayed on other 
commercial and industrial uses for a cumulative period of sixty days within each calendar year. The 
time limit commences when a banner permit is issued by the planning director. The sixty-day period 
may be divided into two occasions per calendar year, provided the total display time does not exceed 
sixty days per calendar year. A banner permit fee and an administrative fee in an amount representing 
the anticipated city enforcement costs in causing the applicant to remove flags or banners shall be paid 
to the city treasurer at the time of application for site plan review. The administrative fee shall be 
refunded upon the verified removal of the flag or banner by the specified deadline.  

C. The following shall apply to all displays of commercial flags, banners, and pennants, except for displays 
on auto sales lots:  

1. Must be removed by the owner or occupant within fifteen days after a determination by the city 
manager or that the display is improperly maintained or the flag, banner or pennant is tattered 
or worn;  

2. Shall not be larger than forty square feet (cumulative of all visible copy/image areas);  

3. Shall not be displayed in lieu of a permanent sign;  

4. Shall not be placed on a roof, placed in required yard areas, or landscaped areas;  

5. Must be compatible with the primary building's appearance;  

6. Violation of the time limits shall render the site ineligible for issuance of a permit for display of a 
flag, banner or pennant for a period of one year from the date that the violation is abated;  

7. The restrictions of this section shall also apply to signs and banners located within the first eight 
feet of the interior of commercial or industrial premises when such sign or banner is visible to the 
exterior.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.130 Master Sign Programs. 

Purpose and Applicability. The purpose of the master sign program provisions is to provide a coordinated 
approach to signage for National City's business districts, which include but not limited to the Harbor District, 
Downtown, Mile of Cars, and Plaza Bonita. Whenever a development project will have six or more separately 
leased spaces, then a master sign program is required.  
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A. Approval. A master sign program shall require the approval of the planning commission and the city 
council, after considering the proposed design standards.  

B. Design Standards. Master sign programs shall feature a unified and coordinated approach to the 
materials, color, size, type, placement, and general design of signs proposed for a project or property.  

C. Effect of Master Sign Program. All subsequent signs proposed for a development or property subject to 
an approved master sign program shall comply with the standards and specifications included in the 
master sign program.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.140 Nonconforming signs; abandoned uses. 

Signs that were legal when first installed, and which have not been modified or expanded in a manner that 
was illegal at the time of modification or expansion, may continue in use, so long as there is no modification or 
expansion which violates the regulations of this chapter. If the size or configuration of a parcel or building is 
changed by the subdivision or splitting of the property or alterations to the building or parcel, property 
identification signs and outdoor advertising signs on the resulting properties shall be required to conform to the 
sign regulations applicable to the newly created parcel or parcels, at the time such change becomes effective.  

Nonconforming signs shall be removed or made conforming when the business or property changes 
occupancy or ownership.  

A. Change of Land Use/Nonconforming Signs. When there is a change in the use of land upon which are 
located signs that do not conform to this chapter, then all signs on the parcel, lot, or leasable space 
must be brought into conformance with this chapter and all other applicable laws, rules, regulations 
and policies.  

B. Abandoned Site or Building. When the use of any parcel or building is vacated, terminated, or 
abandoned for any reason for a period of more than ninety consecutive days, the owner or person in 
possession of the property shall be responsible for the physical removal of all signs on the property, 
building or wall(s), and for painting over the surface so as to obliterate any painted or printed signs on 
the building so that the copy is not visible, within thirty days following notice from the city. Removal, 
painting out, or obliteration shall be performed in a manner that does not create a blighting influence. 
Any sign that relates or pertains to an establishment that is not actually operating on the same site for 
a period of ninety or more consecutive calendar days shall be considered abandoned. Legal 
nonconforming use rights are extinguished when a sign qualifies as abandoned.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.150 Safety, maintenance, and refacing. 

A. Safety Codes—Compliance Required. All signs must comply with the applicable Uniform Building, 
Mechanical, Electrical Codes, and other safety codes adopted by the city. Safety Code permits for installation 
shall be obtained, when required, prior to any installation, from the director of building and safety.  

B. Maintenance. All signs and their supporting structures and components shall be maintained in a state of safe 
condition and good repair. Signs shall be "face washed" at least once a year. Electrically energized 
components must bear the seal of approval of an approved testing laboratory. Broken faces and burned-out 
lamps, bulbs, or tubes must be replaced within thirty days from the date of notification from the city. All 
permanent signs shall be "face washed" at least once a year. Electrically energized components must bear 
the seal of approval of an approved testing laboratory. Broken faces and burned-out lamps, bulbs, or tubes 
must be replaced within fifteen days from the date of notification from the city.  
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C. Refacing. Changing the copy or refacing of a sign shall require a sign reface permit. No consideration of 
message content shall occur. The purpose is to maintain an inventory of signs.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.160 Enforcement and removal. 

A. Public Nuisance. All violations of this chapter are declared to constitute public nuisances which may be 
abated by any method provided by law.  

B. Enforcement. Each day of violation or non-compliance with these regulations shall be deemed as a separate 
offense and subject to all remedies available at law. Legal procedures and penalties shall be in accordance 
with the enforcement procedures established by the municipal Code or state law.  

C. Illegal Signs. Illegal signs may be abated by the city in accordance with its Municipal Code, state law, 
including but not limited to Business and Professions Code 5499.1 et seq., or state law on abatement of 
public nuisances, or as otherwise provided by law.  

D. Summary Abatement—Safety Hazards. If any sign is an immediate threat to the public health and safety by 
virtue of the physical condition of the sign structure, said sign may be immediately and summarily removed 
with the cost of such removal charged to the property owner in accordance with this chapter.  

E. Notice of Violation. Whenever any sign or part thereof, other than those causing an immediate threat to the 
public health and safety, constitutes an illegal sign and/or is erected or maintained in violation of this 
chapter, the director shall give written notice to all responsible parties to remove the sign or to bring it into 
compliance. The notice shall specify the nature of the violation, and give directions for a cure, which may 
include complete removal or replacement by a specific date. The notice shall advise the permittee, owner, or 
person in charge of the sign of the hearing rights established by this chapter. The date for removal specified 
in the written notice shall not be less than ten days from the date of the mailing of the notice for permanent 
signs; and, the date for removal specified in the written notice for temporary signs shall not be less than 
seven days from date of the mailing of the notice. The responsible party receiving notice may request a 
hearing as detailed in Section 18.47.050.  

F. Removal of Uncured Violations. Whenever the responsible parties fail to comply with an order of the director 
made pursuant to this section, and the time for cure has elapsed without the cure being effected, the 
director may remove the sign, or order it removed, either by the city's own force or by a private party under 
contract. The expense of the removal may be charged, jointly and severally, to any and all responsible 
parties. Such amount shall constitute a debt owed to the city. No permit shall thereafter be issued to any 
permittee, owner, or person in charge of a sign who fails to pay such costs. Any costs, including attorney's 
fees, incurred by the city in collection of the costs shall be added to the amount of the debt.  

G. Cumulative Remedies. The provisions of this section are alternative and additional remedies for the 
enforcement of this chapter. Nothing in this section shall preclude the city from enforcing the provisions of 
this chapter by any other criminal, civil, or administrative proceeding.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.170 Severability. 

The city council declares that the judicial invalidity of any subsection or portion of this chapter shall not 
affect the validity of any other remaining section or portion; that the city council would have adopted each of 
those remaining portions, notwithstanding any later declared invalidity. If any provision determined invalid under 
the preceding sentence can either be judicially severed or interpreted in a way that could harmonize it with the 
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remaining provisions, then it may be severed or interpreted and applied so as to give full purpose, meaning, and 
effect to the remaining provisions of this chapter.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

Chapter 18.48 RESIDENTIAL DENSITY BONUS AND AFFORDABLE HOUSING INCENTIVES 

18.48.010 Purpose. 

A. Intent and Purposes of Section. The intent and purposes of this chapter are to:  

1. Implement the policies of the General Plan's Housing Element for developing affordable housing for 
households with very low, low, and moderate incomes.  

2. Encourage affordable housing units to be developed citywide and designed to be consistent with the 
surrounding neighborhood.  

3. Implement the provisions of State Government Code Section 65915.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.48.020 Definitions. 

A. Section Definitions. Within this chapter, the following definitions shall apply:  

1. "Additional incentives" means any regulatory concessions or incentives which would result in 
identifiable cost avoidance or reductions that are offered in addition to a density bonus, as also 
specified in California Government Code Subsections 65915.  

2. "Density bonus" means a density increase of up to thirty-five percent over the otherwise maximum 
residential density allowable by the applicable zoning designation, pursuant to State Government Code 
Section 65915, as amended from time to time.  

3. "Density bonus units" means those residential units granted pursuant to the provisions of this chapter 
that exceed the otherwise allowable maximum residential density for the development site.  

4. "Development standard" shall have the meaning given that term by Government Code Section 65915.  

5. "Financial pro forma" means a financial report for density bonus projects that shall include identifiable, 
financially sufficient, and actual cost reductions achieved through any requested incentives or 
concessions, as well as evidence that the cost reduction allows the developer to provide affordable 
rents or affordable sales prices.  

6. "Housing development" for the purpose of this chapter means construction projects consisting of five 
or more residential units, including single-family, multi-family, and mobile homes for sale or rent.  

7. "Lower income household" means households whose income is no more than eighty percent of the 
area median income of San Diego County, as established and amended time to time by Section 8 of the 
United States Housing Act of 1937, pursuant to Section 50079.5 of the California Health and Safety 
Code.  

8. "Maximum residential density" means the maximum number of residential units permitted by the city's 
General Plan Land Use Element and Land Use Code at the time of application, excluding the provisions 
of this chapter. In calculating the required number of dwelling units affordable to moderate, lower, or 
very low-income households, any decimal fraction resulting from the applicable percent of the total 
units shall be rounded to the next larger whole number.  
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9. "Moderate income household" means households whose income does not exceed one hundred twenty 
percent of the area median income of San Diego County, as established and amended time to time by 
Section 8 of the United States Housing Act of 1937, pursuant to Section 50093 of the California Health 
and Safety Code.  

10. "Non-restricted unit" means all units within a housing development as defined in this section, excluding 
the target units.  

11. "Target unit" means a dwelling unit within a housing development that will be reserved for sale to or 
rent to, and affordable to, very low, or moderate income households, or qualifying residents.  

12. "Very low-income household" means households whose income is no more than fifty percent of the 
area median income of San Diego County, as established and amended time to time by Section 8 of the 
United States Housing Act of 1937, pursuant to Section 50105 of the California Health and Safety Code.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.48.030 Applicability and Eligibility 

A. Applicants seeking a density bonus shall be subject to the eligibility requirements listed in this section. To be 
eligible for a density bonus, incentive or concession, waiver or reduction in development standards, and 
reduced parking ratios, a planned housing development shall contain at least one of the following: 

1. Ten percent of the total units of a housing development for lower income households. 

2. Five percent of the total units of a housing development for very low-income households. 

3. A senior citizen housing development, as defined in the California Civil Code, or a mobilehome park 
that limits residency based on age requirements for housing for older persons pursuant to the 
California Civil Code. 

4. Ten percent of the total dwelling units in a common interest development, as defined in the California 
Civil Code, for persons and families of moderate income, provided that all units in the development are 
offered to the public for purchase. 

5. Ten percent of the total units of a housing development for transitional foster youth, as defined in the 
California Education Code, disabled veterans, or homeless persons, as defined in the federal McKinney-
Vento Homeless Assistance Act. These units shall be subject to a recorded affordability restriction of 55 
years and shall be provided at the same affordability level as very low-income units. 

6. Twenty percent of the total units for lower income students in a student housing development that 
meets the following requirements. The units described in this subparagraph shall be subject to a 
recorded affordability restriction of 55 years: 

a. All units in the student housing development will be used exclusively for undergraduate, 
graduate, or professional students enrolled full time at an institution of higher education. In 
order to be eligible under this subclause, the developer shall, as a condition of receiving a 
certificate of occupancy, provide evidence to the city that the developer has entered into an 
operating agreement or master lease with one or more institutions of higher education for the 
institution or institutions to occupy all units of the student housing development with students 
from that institution or institutions. 

b. The applicable 20-percent units will be used for lower income students. For purposes of this 
clause, “lower income students” means students who have a household income and asset level 
that does not exceed the level for Cal Grant A or Cal Grant B award recipients. 
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c. The rent provided in the applicable units of the development for lower income students shall be 
calculated at 30 percent of 65 percent of the area median income for a single-room occupancy 
unit type. 

d. The housing development will provide priority for the applicable affordable units for lower 
income students experiencing homelessness. 

7. One hundred percent of all units in the housing development, including total units and density bonus 
units, but exclusive of a manager’s unit or units, are for lower income households, except that up to 20 
percent of the units in the development, including total units and density bonus units, may be for 
moderate-income households. 

B. An applicant shall be ineligible for a density bonus or any other incentives or concessions under this section if 
the housing development is proposed on any property that includes a parcel or parcels on which rental 
dwelling units are or, if the dwelling units have been vacated or demolished in the five-year period preceding 
the application, have been subject to a recorded covenant, ordinance, or law that restricts rents to levels 
affordable to persons and families of lower or very low income; subject to any other form of rent or price 
control through a public entity’s valid exercise of its police power; or occupied by lower or very low income 
households, unless the proposed housing development replaces those units, and either of the following 
applies: 

1. The proposed housing development, inclusive of the units replaced pursuant to this paragraph, 
contains affordable units at the percentages set forth in subdivision 18.48.040. 

2. Each unit in the development, exclusive of a manager’s unit or units, is affordable to, and occupied by, 
either a lower or very low-income household. 

18.48.040 Density bonus. 

A. In applications for projects meeting the minimum threshold of five units or more, the density bonus 
provisions set forth in Government Code Section 65915, as amended from time to time, shall apply.  

B. It is the intent of this chapter to ensure that all projects applying for the concessions and incentives of this 
chapter provide for affordable housing units that are comparable in size, design, and quality to the market 
units in the same project. The city manager or his/her designee, unless otherwise specified, shall have the 
discretion and authority to enforce this provision during the application process.  

C. An applicant shall agree to, and the city shall ensure, the continued affordability of all very low- and low-
income rental units that qualified the applicant for the award of the density bonus for 55 years, or longer if 
required by the construction or mortgage financing assistance program, mortgage insurance program, or 
rental subsidy program. 

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.48.050 Concessions, incentives, and development standards. 

A. Requests for Incentives and Concessions. In applications for projects meeting the minimum threshold of five 
units or more, concessions and incentives including reductions in site development standards, modifications 
of zoning code or architectural design requirements, and other incentives or concessions defined in 
Government Code Section 65915(1) may be requested, consistent with the parameters enumerated below. 
B. Financial Pro Forma. The applicant shall provide a financial pro forma demonstrating to the city that the 
requested concession or incentive results in identifiable, financially sufficient, and actual cost reductions to 
the project pursuant to California Government Code Section 65915(l)(1).  
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C. Development Standards. Applicants may seek a waiver or modification of development standards that will 
have the effect of precluding the construction of a residential development meeting the criteria of 
Government Code Section 65915 at the densities or with the incentives or concessions permitted by that 
section.  

D. Financial Incentives. Nothing in this section requires the city to provide direct financial incentives for the 
residential development, including but not limited to the provision of publicly owned land, waiver of fees, 
off-site improvements, or dedication requirements.  

E. Density Calculations. All density calculations resulting in fractional units shall be rounded up to the next 
whole number. A general plan amendment, local coastal plan amendment, zoning change, or other 
discretionary approval shall not be required. 

F. Concessions and Incentives 

1. An applicant for a density bonus may submit to the City a proposal for the specific incentives or 
concessions that the applicant requests pursuant to this section, and may request a meeting with the 
City. The City shall grant the concession or incentive requested by the applicant unless the City makes a 
written finding, based upon substantial evidence, of any of the following: 

a. The concession or incentive does not result in identifiable and actual cost reductions to provide 
for affordable housing costs or for rents for the targeted units to be set as specified in subdivision 
18.48.030. 

b. The concession or incentive would have a specific adverse impact upon public health and safety, 
or the physical environment, and there is no feasible method to satisfactorily mitigate or avoid 
the specific adverse impact. 

c. The concession or incentive would have a specific adverse impact on any real property that is 
listed in the California Register of Historical Resources.  

d. The concession or incentive would be contrary to state or federal law. 

2. The applicant shall receive the following number of incentives or concessions: 

a. One incentive or concession for planned housing developments that include at least 10 percent 
of the total units for lower income households, at least 5 percent for very low-income 
households, or at least 10 percent for persons and families of moderate income in a common 
interest development. 

b. Two incentives or concessions for planned housing developments that include at least 17 percent 
of the total units for lower income households, at least 10 percent for very low-income 
households, or at least 20 percent for persons and families of moderate income in a common 
interest development. 

c. Three incentives or concessions for planned housing developments that include at least 24 
percent of the total units for lower income households, at least 15 percent for very low-income 
households, or at least 30 percent for persons and families of moderate income in a common 
interest development. 

d. Four incentives or concessions for planned housing developments meeting the criteria of 
subparagraph (7) of paragraph (A) of subdivision 18.48.030. If the planned housing development 
is located within one-half mile of a major transit stop, the applicant shall also receive a height 
increase of up to three additional stories, or 33 feet. 

3. The City shall not grant an incentive or concession that has a specific, adverse impact upon health, 
safety, or the physical environment, and for which there is no feasible method to satisfactorily mitigate 
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or avoid the specific adverse impact, or an adverse impact on any real property that is listed in the 
California Register of Historical Resources. 

G. Waivers of Development Standards that Physically Preclude Construction. 

1. An applicant may submit to the City a proposal for the waiver or reduction of development standards 
that will have the effect of physically precluding the construction of a housing development that meets 
the criteria of subdivision 18.48.030. 

2. A proposal for the waiver or reduction of development standards pursuant to this section shall neither 
reduce nor increase the number of incentives or concessions to which the applicant is entitled 
pursuant to subparagraph (F) of subdivision 18.48.050. 

H. Density Bonus Amount. The City shall grant one Density Bonus, the amount of which is specified in this 
subsection, when an Applicant seeks and agrees to construct a housing development that meets the 
standards and criteria of the following specified housing unit types, detailed in subdivision 18.48.030. 

1. Common Interest Development. 

e. A common interest development in which ten percent of the total dwelling units are restricted 
for persons and families of moderate income, provided that all units in the development are 
offered to the public for purchase, shall be eligible for the following density bonus: 

Percentage of Moderate-Income Units Percentage Density Bonus 

10 5 

11 6 

12 7 

13 8 

14 9 

15 10 

16 11 

17 12 

18 13 

19 14 

20 15 

21 16 

22 17 

23 18 

24 19 

25 20 
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26 21 

27 22 

28 23 

29 24 

30 25 

31 26 

32 27 

33 28 

34 29 

35 30 

36 31 

37 32 

38 33 

39 34 

40 35 

41 38.75 

42 42.5 

43 46.25 

44 50 

 

2. A housing development in which ten percent of the total units are restricted for lower income 
households. 

Percentage of Low-Income Units Percentage Density Bonus 

10 20  

11 21.5 

12 23  

13 24.5 

14 26  
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15 27.5 

16 29 

17 30.5 

18 32  

19 33.5 

20 35  

21 38.75 

22 42.5 

23 46.25 

24 50 

 

3. A development in which five percent of the total units are restricted for very low-income households. 

Percentage of Very Low-Income Units Percentage Density Bonus 

5 20  

6 22.5 

7 25  

8 27.5 

9 30  

10 32.5 

11 35  

12 38.75 

13 42.5 

14 46.25 

15 50 

 

4. A senior citizen housing development, as defined in the California Civil Code, or a mobilehome park 
that limits residency based on age requirements for housing for older persons pursuant to the 
California Civil Code. 

a. Density bonus of 20 percent of the number of senior housing units. 
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5. A housing development in which ten percent of the total units are restricted for transitional foster 
youth, as defined in the California Education Code, disabled veterans, or homeless persons, as defined 
in the federal McKinney-Vento Homeless Assistance Act. 

a. Density bonus of 20 percent of the number of the type of units giving rise to a density bonus 
pursuant to this criteria. 

6. A student housing development that meets the requirements of subparagraph (6) of paragraph (A) of 
subdivision 18.48.030 in which twenty percent of the total units are restricted for lower income 
students. 

a. Density bonus of 35 percent of the student housing units. 

7. A housing development in which one hundred percent of all units, including total units and density 
bonus units, but exclusive of a manager’s unit or units, are restricted for lower income households, 
except that up to 20 percent of the units in the development, including total units and density bonus 
units, may be for moderate-income households. 

a. Density bonus of 80 percent of the number of units for lower income households. 

b. No maximum density controls shall be placed if the development is located within one-half mile 
of a major transit stop. 

8. Land donation. 

a. When an applicant for a tentative subdivision map, parcel map, or other residential development 
approval donates land to the City, county, or city and county in accordance with this subdivision, 
the applicant shall be entitled to a 15-percent increase above the otherwise maximum allowable 
residential density for the entire development, as follows: 

Percentage Very Low-Income Percentage Density Bonus 

10 15 

11 16 

12 17 

13 18 

14 19 

15 20 

16 21 

17 22 

18 23 

19 24 

20 25 

21 26 
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22 27 

23 28 

24 29 

25 30 

26 31 

27 32 

28 33 

29 34 

30 35 

 

b. This density bonus increase shall be in addition to any increase in density mandated by 
subparagraph (H) of this section, up to a maximum combined mandated density increase of 35 
percent if an applicant seeks an increase pursuant to both this subparagraph and subparagraph 
(H). All density calculations resulting in fractional units shall be rounded up to the next whole 
number. An applicant shall be eligible for the increased density bonus described in this 
subparagraph if all of the following conditions are met: 

a. The applicant donates and transfers the land no later than the date of approval of the final 

subdivision map, parcel map, or residential development application. 

b. The developable acreage and zoning classification of the land being transferred are sufficient to 

permit construction of units affordable to very low-income households in an amount not less than 

10 percent of the number of residential units of the planned housing development. 

c. The transferred land is at least one acre in size or of sufficient size to permit development of at 

least 40 units, has the appropriate general plan designation, is appropriately zoned with 

appropriate development standards for development at the density described in paragraph (3) of 

subdivision (c) of Section 65583.2 of California Government Code, and is or will be served by 

adequate public facilities and infrastructure. 

d. The transferred land shall have all of the permits and approvals, other than building permits, 

necessary for the development of the very low-income housing units on the transferred land, not 

later than the date of approval of the final subdivision map, parcel map, or residential development 

application. 

e. The transferred land and the affordable units shall be subject to a deed restriction ensuring 

continued affordability of the units consistent with subdivision 18.48.040, which shall be recorded 

on the property at the time of the transfer. 

f. The land is transferred to the local agency or to a housing developer approved by the Housing 

Authority. The local agency may require the applicant to identify and transfer the land to the 

developer. 

g. The transferred land shall be within the boundary of the planned housing development or, if the 

Housing Authority agrees, within one-quarter mile of the boundary of the planned housing 

development. 

h. A proposed source of funding for the very low-income units shall be identified not later than the 

date of approval of the final subdivision map, parcel map, or residential development application. 

9. Childcare Facility. 
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a. When an applicant proposes to construct a housing development that conforms to the 
requirements of subdivision 18.48.030 and includes a childcare facility that will be located on the 
premises of, as part of, or adjacent to, the project, the either of the following shall be granted: 

a. An additional density bonus that is an amount of square feet of residential space that is equal to or 

greater than the amount of square feet in the childcare facility. 

b. An additional concession or incentive that contributes significantly to the economic feasibility of 

the construction of the childcare facility. 

b. The childcare facility shall remain in operation for a period of time that is as long as or longer 
than the period of time during which the density bonus units are required to remain affordable. 

c. Of the children who attend the childcare facility, the children of very low-income households, 
lower income households, or families of moderate income shall equal a percentage that is equal 
to or greater than the percentage of dwelling units that are required for very low-income 
households, lower income households, or families of moderate income. 

I. Parking. 

1. Upon the request of the developer, a vehicular parking ratio, inclusive of parking for persons with a 
disability and guests, shall not be required of a housing development that exceeds the following ratios: 

a. Zero to one bedroom: one onsite parking space. 

b. Two to three bedrooms: one and one-half onsite parking spaces. 

c. Four and more bedrooms: two and one-half parking spaces. 

2. If a housing development includes at least 20 percent low-income units for housing developments 
meeting the requirements of subparagraph (1) of paragraph (A) of subdivision 18.48.030, or at least 11 
percent very low-income units for housing developments meeting the criteria of subparagraph (2) of 
paragraph (A) of subdivision 18.48.030, is located within one-half mile of a major transit stop, and 
there is unobstructed access to the major transit stop from the housing development, then, upon the 
request of the developer a vehicular parking ratio, inclusive of parking for persons with a disability and 
guests, that exceeds 0.5 spaces per unit, shall not be imposed. 

3. If a housing development consists solely of rental units, exclusive of a manager’s unit or units, with an 
affordable housing cost to lower income families, then, upon the request of the developer, vehicular 
parking standards shall not be imposed if the housing development meets either of the following 
criteria: 

a. The housing development is located within one-half mile of a major transit stop and there is 
unobstructed access to the major transit stop from the housing development. 

b. The housing development is a for-rent housing development for individuals who are 62 years of 
age or older and the housing development has either paratransit service or unobstructed access, 
within one-half mile, to fixed bus route service that operates at least eight times per day. 

4. If a housing development consists solely of rental units, exclusive of a manager’s unit or units, with an 
affordable housing cost to lower income families, and the housing development is either a special 
needs housing development or a supportive housing development, then, upon the request of the 
developer, a minimum vehicular parking requirement shall not be imposed. A special needs housing 
development shall have either paratransit service or unobstructed access, within one-half mile, to fixed 
bus route service that operates at least eight times per day. 

5. If the total number of parking spaces required for a housing development is other than a whole 
number, the number shall be rounded up to the next whole number. For purposes of this subdivision, a 
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housing development may provide onsite parking through tandem parking or uncovered parking, but 
not through on-street parking. 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.48.060 Application requirements and review. 

A. Application Conference. Prior to submitting an application, an applicant proposing a housing development 
pursuant to this section shall schedule a pre-application conference with appropriate planning and/or 
housing division staff. The applicant should provide the following information:  

1. A brief description of the proposed development, including at a minimum the total number of units, 
total number of target units, and total number of density bonus units proposed.  

2. The combined general plan/zoning designations and assessor parcel number(s) of the project site.  

3. A vicinity map and preliminary site plan, drawn to scale, including building footprints, driveway and 
parking layout.  

4. If an additional incentive(s) is requested, the application should describe why the additional 
incentive(s) is necessary to ensure affordability of the target units and density bonus units proposed!  

5. The developer/applicant should also submit the project pro-forma, outlining revenue sources, 
expenses, and projected profit.  

B. Application/Processing. Requests for a density bonus and/or additional incentive(s) pursuant to this section 
shall be submitted to the planning division and processed pursuant to procedures in Division 1 for approval 
of a conditional use permit and concurrently with any other application(s) required for the development. In 
addition, applications shall include the following:  

1. A description of any requested density bonuses, incentives, concessions, waivers or modifications of 
development standards, or modified parking standards.  

2. Identification of all affordable units qualifying for the project for a density bonus, and level of 
affordability of all affordable units.  

3. For all incentives and concessions, a financial pro forma demonstrating that the requested incentives 
and concessions result in identifiable, financially sufficient, and actual cost reductions is required.  

4. For waivers or modifications of development standards: evidence that the imposition of the 
development standards for which a waiver is requested will have the effect of precluding the 
construction of the residential development at the densities or with the incentives or concessions 
permitted by Government Code Section 65915.  

5. Any financial pro forma submitted to comply with this section may not include the lost opportunity 
cost of any affordable units (i.e., the revenue that would have been generated had the units been 
rented or sold at market rate) and may include as an additional cost only those additional expenses 
that are required solely because of the proposed construction of the affordable units. The pro forma 
shall also include:  

a. The actual cost reduction achieved through the incentive or concession; and  

b. Evidence that the cost reduction allows the developer to provide affordable rents or affordable 
sales prices.  
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6. The city may retain a consultant to review the financial report (pro forma). The cost of the consultant 
shall be borne by the applicant with the following exception: if the applicant is a non-profit 
organization, the cost of the consultant may be paid by the city upon prior approval of the city council.  

C. Findings for Approval. Before any density bonus and/or additional incentive is granted, the approving 
authority shall make the following findings:  

1. The residential development is eligible for a density bonus and any concessions, incentives, waivers, 
modifications, or reduced parking standards requested.  

2. The residential development conforms to all standards for affordability included in this chapter.  

3. Any requested incentive or concession will result in identifiable, financially sufficient, and actual cost 
reductions based upon appropriate financial analysis and documentation if required by conditional use 
permit.  

4. If a waiver or modification is requested, the applicant has shown that the imposition of the 
development standards sought to be waived or modified will have the effect of physically precluding 
the construction of the development at the densities or with the incentives or concessions otherwise 
permitted by this chapter.  

D. Findings for Denial—Concessions, Incentives, Waivers, Modifications.  

1. Concessions or Incentives. The city may deny one or more requested concessions or incentives if, 
based on substantial evidence, the city makes either of the following findings:  

a. The concession or incentive is not required in order to provide for affordable housing costs, as 
defined in Section 50052.5 of the Health and Safety Code, or for rents for the targeted units to be 
set as specified in Section 65915(c); or  

b. The concession or incentive would have a specific adverse impact, as defined in Government 
Code Section 65598.5(d)(2), upon public health and safety or the physical environment, or on any 
real property that is listed in the California Register of Historical Resources, and for which there is 
no feasible method to satisfactorily mitigate or avoid the specific adverse impact without rending 
the development unaffordable to very low, low, and moderate income households.  

2. Waivers and Modifications. The city may deny one or more requested waivers or modifications if the 
city makes either of the following findings:  

a. The waiver or modification would have a specific adverse impact, as defined in Government Code 
Section 65598.5(d)(2), upon public health and safety, or the physical environment, and for which 
there is no feasible method to satisfactorily mitigate or avoid the specific adverse impact; or  

b. The waiver or modification would have a specific adverse impact on any real property that is 
listed in the California Register of Historical Resources.  

E. Deed Covenant. Approval of a density bonus and/or additional incentive(s) pursuant to this section shall 
require the recordation of a deed covenant recorded against the property to ensure the target unit(s) is 
maintained for affordability for the time period required prior to final map recordation or prior to the 
issuance of a building permit, if no subdivision of property is involved.  

F. Appeal Procedure. The decision of the planning commission to approve or deny a request for a density 
bonus, additional incentive(s), and/or waivers or modifications of development standards pursuant to this 
section may be appealed to the city council pursuant to procedures for appeal of other discretionary permit 
applications that are concurrently considered, or if no other discretionary permit applications are 
concurrently considered, the decision of the planning commission may be appealed pursuant to procedures 
specified in Section 18.12.110 (Conditional Use Permits) of the Land Use Code.  
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(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.48.070 Density bonus housing agreement. 

A. Agreement with the City. Applicants/developers requesting a density bonus shall enter into a density bonus 
housing agreement with the city. The terms of the draft agreement shall be approved by the executive 
director of the community development commission of the City of National City or his designee.  

B. Recordation. Following execution of the agreement by all parties, the completed density bonus housing 
agreement, or memorandum thereof, shall be recorded with the County of San Diego Recorders Office, and 
the conditions therefore filed and recorded on the parcel or parcels designated for construction of target 
units and a copy of the recorded document shall be provided to the city. Recordation of the agreement shall 
occur prior to recordation of a final map or prior to issuance of building permits, whichever occurs first. The 
density bonus housing agreement shall be binding to all future owners and successors in interest during the 
term of the agreement, unless rescinded by the city upon completion of terms of the agreement.  

C. Provisions of Agreement. The density bonus housing agreement shall include at least the following:  

1. The total number of units approved for the housing development, including the number of target units.  

2. A description of the household income group to be accommodated by the housing development, as 
outlined in Section 18.48.060 of this chapter, and the standards for determining the corresponding 
affordable rent or affordable sales price and housing cost.  

3. The location, unit sizes (square feet), and number of bedrooms of target units.  

4. Tenure of use restrictions for target units of at least ten or thirty years, in accordance with Section 
18.48.060 of this chapter.  

5. A schedule for completion and occupancy of target units.  

6. A description of the density bonus, additional incentive(s) or equivalent financial incentives being 
provided by the city.  

7. A requirement to submit to the executive director of the community development commission of the 
City of National City or his designee for review and approval of an affirmative marketing plan, which 
details the actions the developer/applicant shall take to provide information and otherwise attract 
eligible persons to the available housing units without regard to race, sex, sexual orientation, marital 
status, familial status, color, religion, national origin, ancestry, handicap, age, or any other category 
which may be defined by law now or in the future.  

8. A description of remedies for breach of the agreement by either party. The city may identify tenants or 
qualified purchasers as third party beneficiaries under the agreement.  

9. Other provisions to ensure implementation and compliance with this section.  

10. Provision allowing payment of fee by applicant to the city to recover their administrative expenses.  

D. For-Sale Housing Developments. In the case of for-sale housing developments, the density bonus housing 
agreement shall provide for the following conditions governing the initial sale and use of target units during 
the applicable use restriction period:  

1. Target units shall, upon initial sale, be sold to eligible very low, low, or moderate income households at 
an affordable sales price and housing cost, or to qualified residents (i.e., maintained as senior citizen 
housing) as defined by this chapter.  
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2. Target units shall be initially owner-occupied by eligible very low, low, or moderate households, or by 
qualified residents in the case of senior citizen housing.  

3. Target units, if later rented by the owner, shall be made available to eligible very low, low, or moderate 
income households at an affordable rent or to qualified residents (i.e., senior citizens) as defined by 
this chapter.  

4. The initial purchaser of each target unit shall execute an instrument or agreement approved by the city 
restricting the sale or rental of the target unit in accordance with this title during the applicable use 
restriction period. Such instrument or agreement shall be recorded against the parcel containing the 
target unit and shall contain such provisions as the city may require to ensure continued compliance 
with this chapter and the state density bonus law.  

E. Rental Housing Developments. In the case of rental housing developments, the density bonus housing 
agreement shall provide for the following conditions governing the use of target units during the use 
restriction period:  

1. The rules and procedures for qualifying tenants, establishing affordable rent, filling vacancies, and 
maintaining target units for qualified tenants;  

2. Property owners shall be required to verify tenant incomes on an annual basis and maintain books and 
records to demonstrate compliance with this chapter.  

3. Property owners shall be required to submit an annual report to the city, which includes the name, 
address, household size, and income of each household occupying target units, and which identifies 
the bedroom size and monthly rent or cost of each target unit.  

4. Property owners shall be required to allow a city representative to inspect each unit annually at a 
minimum to ensure that units are being maintained to local Code and the Department of Housing and 
Urban Development (HUD) Housing Quality Standards.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.49 OBJECTIVE DESIGN STANDARDS 

18.49.010 Purpose. 

A. The purpose of the Objective Design Standards is to provide architectural and design requirements aimed at 
streamlining the approval process for qualifying multi-unit residential developments. The Objective Design 
Standards are intended to support a high-quality and desirable character for National City. 

18.49.020 Applicability. 

A. The Objective Design Standards apply to:  

1. Qualifying multi-family projects located on a site that is zoned for residential use or residential mixed-
use development or on a site that has a general plan designation allowing residential use or a mix of 
residential and non-residential uses; or  

2. Qualifying mixed-use projects in a mixed-use zone that designates at least two-thirds of the square 
footage of the development for residential use.  

B. These standards serve as the minimum requirements and are mandatory for any eligible project for which a 
streamlined approval process is requested pursuant to state law provisions that reference objective design 
standards, found in Section 18.12.030 (Ministerial decision process). All projects must comply with provisions 
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established by National City’s Zoning Ordinance (Municipal Code, Title 18) and the goals, policies, and actions 
established in the General Plan that help ensure the city and its neighborhoods remain great places to live. 

18.49.030 Definitions. 

A. Definitions used in this chapter 

1. Downtown Specific Plan area: Planning area bounded by Division Street, Roosevelt Avenue, 16th 
Street, D Avenue, Plaza Boulevard, Kimball Park, and Interstate 5. 

2. Long-term bicycle parking: Bicycle parking designed for residents, employees, students, public transit 
users, and others that need to park their bicycles for several hours or more that provides security and 
weather protection. 

3. Mixed-use zones: Zones that support residential, commercial, and recreational uses that intend to 
create vibrant dynamic districts. Mixed-use zoning designations include MCR-1, MCR-2, MXC-1, MXC-2, 
MXD-1, and MXD-2. 

4. Project: Multi-family or mixed-use development with at least two-thirds of the square footage of the 
development designated for residential use. 

5. Residential zones: Zones that allow residential uses including high-rise, mid-rise, low-rise, multi-family 
attached or single-family detached. Residential zoning designations include RS-1, RS-2, RS-3, RM-1, RM-
2, and RM-3. 

6. Short-term bicycle parking: Bicycle parking where bicycles are left for two hours or less, such as bicycle 
racks. 

18.49.040 Site design. 

A. Neighborhood compatibility 

1. Projects located across single-family residential areas shall orient entrances, patios, and landscaping to 
the street. Residential uses and activities may be located near other residential uses. 

2. Projects adjacent to single-family residential areas shall install solid masonry walls and landscaping at 
the adjoining property line within the required setbacks found in Sections 18.21.040, 18.23.30, and 
18.24.30. The landscaped setback shall not be less than five feet. 

3. Uses that may generate noise levels over sixty Db shall have primary entries, window openings, and 
permitted outdoor uses front commercial streets and away from residential uses. 

4. Projects located in mixed-use zones or within the Downtown Specific Plan area shall orient all ground 
floor commercial and residential uses to the street, plazas, or parks to encourage public activity.  

B. Transit connections 

1. Driveways shall not be located directly adjacent to bus stops to avoid conflicts between buses and 
vehicles entering or exiting the parking. 

2. Projects adjacent to a transit stop shall provide a direct connection between the transit stop and any 
pedestrian and bicycle entrances via walkways, paseos, sidewalks, or any other path of travel 
uninterrupted by a driveway or parking area. 

C. Air quality 
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1. Projects located within 500 feet of Interstate 5 shall require a health risk assessment to determine air 
quality impacts on sensitive uses. 

18.49.050 Building design. 

A. Massing  

1. Residential projects shall have massing breaks at least every thirty feet along any street frontage using 
varying setbacks, vertical recesses up to three feet deep and four feet wide, or recessed building 
entrances. Massing breaks shall be at least two feet deep and extend the full height of the building.  

2. Mixed-use projects must distinguish non-residential uses at the ground floor from the upper stories by 
having massing breaks at least every sixty feet along any street frontage above the podium level using 
varying setbacks, vertical recesses up to three feet deep and four feet wide, or recessed building 
entrances. Massing breaks shall be at least two feet deep and extend the full height of the building. 

B. Setbacks 

1. Setback requirements are found in Sections 18.21.040, 18.23.30, and 18.24.30, which are not part of 
the objective design standards. 

2. Setbacks for ground-floor residential units along street frontages shall not exceed ten feet. The setback 
area shall include street trees and understory plantings. 

3. Projects located in mixed-use zones with ground-floor non-residential uses shall have a minimum of 
seventy percent of building frontage constructed to the front property line with a zero-foot front yard 
setback. 

4. Projects within the Downtown Specific Plan area shall have at least eighty percent of building frontages 
with non-residential uses constructed to the setback line with a zero-foot front yard setback to activate 
the street and improve the pedestrian environment. 

C. Ground floor residential features 

1. Residential units located on the ground floor shall be elevated between two and three feet above 
grade to provide adequate separation from the public street while preserving a visual connection. 
Accessibility requirements may be met with unit entries from the building interior. 

2. A three-foot deep transition space must be provided between ground floor private residential unit 
entries and the street using features such as stoops, porches, and landscaping. At-grade entry with an 
internal stair to the elevated floor level may be provided as an alternative to stoops. 

D. Ground floor mixed-use features 

1. Mixed-use projects in mixed-use zones and the Downtown Specific Plan area shall support a strong 
pedestrian-scale experience at the ground level by including features such as concertina doors, large 
pivot doors, and large operable windows to avoid blank façades. 

E. Materials 

1. Exterior building façades shall be constructed of stucco, fiber cement, masonry, architectural concrete 
masonry units, pre-cast concrete, rock, wood, or simulated wood siding. All buildings shall have an 
integrated color or painted exterior. 

2. For projects that have a mix of affordable units and market-rate units, exterior materials and details 
shall be the same for both such that the units are not distinguishable. 
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18.49.060 Façade and articulation. 

A. Articulation 

1. Residential projects with street-facing façades greater than fifty feet shall incorporate two or more of 
the following variations in the building frontage: 

a. Changes in material or color every thirty feet or less. Upper stories shall exhibit a lighter 
character than the base. 

b. Cornices that project no more than three feet into the public right-of-way. 

c. Window bays or other projecting windows that encroach no more than three feet into the public 
right-of-way every thirty feet or less. 

d. Above-ground balconies that encroach no more than three feet into the public right-of-way every 
thirty feet or less. 

e. Projections or recesses, such as porches, steps, entryway doors, or similar architectural elements, 
that may project up to six feet into the minimum front yard setback area to define the primary 
entrances of the building. 

f. Changes in height of the building of at least four feet for projects with two or more stories. 

2. Mixed-use projects in mixed-use zones and the Downtown Specific Plan area shall have articulated 
street-facing façades for at least eighty percent of each façade length. Other façades shall be 
articulated for at least sixty percent of the façade length. Street-facing facades should include at least 
one of the following variations: 

a. Changes in material from the remainder of the façade. 

b. Horizontal design features, such as water tables, belt courses, or belly bands to transition to the 
upper stories. 

B. Ground floor height 

1. Mixed-use projects in mixed-use zones with ground floor non-residential uses shall have a minimum 
ground floor ceiling height of fourteen feet. 

2. Projects within the Downtown Specific Plan area with ground floor residential uses shall have a 
minimum ground floor ceiling height of twelve feet. 

3. Mixed-use projects in the Downtown Specific Plan area with ground floor non-residential uses shall 
have a minimum ground floor ceiling height of fifteen feet. 

C. Windows 

1. Projects with residential uses along street frontages, including residential units over non-residential 
uses, shall provide clear glass windows or doors of at least thirty percent transparency. 

2. Mixed-use projects with retail and office uses along street frontages within a mixed-use zone or the 
Downtown Specific Plan area shall have transparent windows and doors of a minimum of sixty percent 
transparency to provide views into the building. Views into the building shall not be blocked by 
shelving or displays. 

3. Projects shall provide double-glazed windows for all residential units. 

D. Accessory structures 
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1. Accessory structures shall match the residential development by using the same roof form, overhangs, 
trims, windows, and colors. 

18.49.070 Building equipment and service areas. 

A. Mechanical equipment  

1. Screening for both ground-level and roof-mounted mechanical equipment shall be consistent with the 
design of the building. 

2. All mechanical equipment, including heating/air conditioning units, transformer, terminal boxes, meter 
cabinets, pedestals, and ducts, located at ground level shall be screened from view from streets, parks, 
gathering areas, and building entries using noncombustible screenings. Screenings are subject to all 
yard and setback regulations and shall exceed all mechanical equipment by one foot in height. 

3. Elevator housing and mechanical equipment located on the roof of the building shall be screened from 
view behind a full or partial penthouse with walls and roofs that have the same construction and 
appearance of the building served by the equipment. 

4. All Heating, Ventilation and Air-Conditioning (HVAC) system air intakes shall be located as far away as 
possible from sources of air contaminants, including freeways, freeway on-ramps, roadways, and 
parking areas. 

5. Projects within 500 feet of Interstate 5 shall install and maintain air filters on the air handling units of 
the HVAC system meeting or exceeding the AHSRAE Standard 52.2 Minimum Efficiency Reporting Value 
(MERV) of 13. 

B. Utility connections 

1. All utility connections shall be designed to be consistent with the architectural elements of the site so 
as not to be exposed except where necessary. Pad-mounted transformers and/or meter box locations 
shall be included in the site plan and must be screened from view. 

2. All new and existing utility connections within the boundaries of the project shall be placed 
underground. 

C. Trash and recycling enclosures 

1. Standards for trash enclosures are found in Section 7.10.080 (Enclosures required) and Section 
18.42.070.5 (Trash and recycling enclosures). 

D. Laundry facilities 

1. Standards for laundry facilities for multi-unit projects are found in Section 18.42.070.6 (Laundry 
facilities). 

E. Storage facilities  

1. Multi-family units shall be provided with a minimum of one hundred and fifty-cubic feet for storage 
space per dwelling unit plus fifty-cubic feet for each additional bedroom more than one. Bedroom 
closets and cubic feet utilized by mechanical equipment shall not be included in the cubic feet 
requirement. 

2. Outdoor storage areas shall be located to the rear of a building and enclosed by solid decorative 
masonry walls and view-obstructing gates, both to be not less than six feet in height to adequately 
screen such areas from view. 
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18.49.080 Fence and walls. 

A. Standards 

1. Fence and walls standards are found in Section 18.43 (Fences and walls). 

B. Height 

1. Standards for fence and wall heights are found in Section 18.43.050 (Maximum height). 

C. Materials 

1. Fences shall be constructed of wood, vinyl, decorative iron, or welded steel. If wood is used, it shall 
consist of pressure-treated wood posts set in concrete footings. barbwire, electrified fence, chain link, 
and razor wire are prohibited. 

2. All fences along a public street shall be constructed of decorative iron or welded steel. 

3. Masonry walls are allowed and shall conform to the requirements of the California Building Code and 
will require a building permit. 

18.49.090 Pedestrian access. 

A. Orientation and dimensions 

1. Building frontages shall be oriented towards the street with clearly defined entrances. Residential and 
commercial entrances must be clearly differentiated.  

2. Pedestrian walkways with a minimum width of thirty-six inches and a grade no steeper than a one-to-
twelve slope shall be provided to every multi-unit unit entry. 

3. Projects located along street corners shall include a primary entry within 30 feet of a street corner 
whether for residential or commercial uses, measured from the back of the curb.  

4. Projects in mixed-use zones and the Downtown Specific Plan area with ground floor commercial and 
retail shall provide direct access from and to the street. 

B. Residential access 

1. For buildings with ground floor residential units with street frontage, entrances shall be clearly defined 
and directly accessible from the public sidewalk. For units that do not face the street, entrances may 
face a forecourt with at least the primary building entrance having access to the public sidewalk. 

18.49.100 Outdoor/common spaces. 

A. Common space requirements 

1. Common usable open space shall be provided for all multi-unit projects with three or more units. 
Required open space may be a combination of open space amenities accessible to all project residents. 
Depending on their location, projects shall provide open space as follows: 

a. Residential zones: minimum two hundred square feet per unit 

b. Mixed-use zones: minimum one hundred and twenty-five square feet per unit 

c. Downtown Specific Plan area: minimum seventy-five square feet per unit 

B. Dimensions 
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1. At least seventy-five percent of the units shall be provided a minimum of sixty square feet of private 
usable space. Balconies, porches, and rooftop gardens can apply towards this requirement, but 
driveways and services areas shall not be counted as applying. 

2. Up to a maximum of forty percent of the required common usable open space may be provided 
indoors.  

3. Common usable open space areas shall be provided with minimum length and width dimensions of 
twenty feet. 

C. Amenities 

1. Projects with twenty-five or more units shall include at least one amenity from the following options: 

a. Active recreational facilities, such as sports fields, sports courts, or areas for recreational/exercise 
equipment, with a minimum area of four hundred square feet. 

b. Passive recreational facilities, such as paseos, plazas, or shaded gathering areas, with a minimum 
area of four hundred square feet. 

c. Community or rooftop gardens with a minimum area of four hundred square feet. 

d. Playgrounds or tot lots with a minimum of three structured play modules and a seating area. 

e. Lounge or reading area with a minimum area of four hundred square feet. 

f. Video screening room with a minimum area of four hundred square feet. 

18.49.110 Landscaping. 

A. Landscaping 

1. The landscape plan, plant materials, turf lawn, and both soil and mulching shall comply with standards 
held within Section 18.44 (Landscaping). 

B. Location 

1. All common space areas, building entries, and pedestrian walkways shall be landscaped with defined 
edges. 

2. Projects in residential zones shall have landscaped pedestrian walkways with shade trees at intervals of 
thirty feet. At least fifty percent of street trees shall be deciduous trees to shade walkways in summer 
and allow for the sun in winter. 

3. Projects with residential uses on the ground floor shall provide landscaping along the street frontage to 
create a buffer between the sidewalk and the residential units. The landscaped setback shall not be 
less than three feet. 

4. For projects in mixed-use zones and the Downtown Specific Plan area, a tree canopy shall be provided 
along the street frontage by installing shade trees at intervals of thirty feet or less. A minimum distance 
of twelve feet shall be provided between the center of the tree and the edges of the building. 

C. Trees 

1. Tree species for projects located in residential and mixed-use zones shall be selected in accordance 
with the National City Urban Forest Management Plan. 

2. Tree species for projects within the Downtown Specific Plan area shall be selected following Section 
7.7.10.1 (Street trees guidelines) of the National City Downtown Specific Plan. 
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18.49.120 Parking. 

A. Parking requirements  

1. Parking requirements for multi-unit and mixed-use projects shall conform with the standards 
established in 18.45.050 (Off-street parking requirements by land use) and Table 18.45.050 (Schedule 
of off-street parking requirements by land use). 

B. Location and access 

1. Parking spaces (including structures) shall not occupy more than twenty-five percent of the site 
frontage and shall be integrated into the design of the development. Parking may be placed behind 
buildings and/or on the interior of blocks to reduce visual prominence. 

2. Parking areas along side or private streets shall occupy less than forty percent of the site frontage. 

3. If multiple driveways are provided along the street frontage, they shall be at least fifty feet apart 
measured from the internal edges to reduce impacts of on-street parking capacity and minimize 
pedestrian and vehicular conflicts. 

4. Projects in mixed-use zones and the Downtown Specific Plan area shall have parking and garage 
entrances with an architectural style that is consistent with the rest of the project. 

5. Clearly defined pedestrian and bicycle access shall be provided and shall be accessible from the public 
street. All access points shall be a minimum of five feet in width and shall be unobstructed and 
conveniently accessible by walks, steps, or stepped ramps. 

C. Screening 

1. Parking shall be integrated into the design of new developments and shall be screened from street 
frontage by building placement, architectural elements, landscaping, planted fence, topography, or 
some combination of these elements. Landscaping used for screening purposes shall be no more than 
five feet wide and no more than six feet tall. 

2. Parking behind buildings shall be screened on all sides from adjacent residential zones and adjacent 
streets by a six-foot-high wall or wood privacy fence to avoid headlight impacts to adjoining properties. 
A five-foot-wide landscape buffer (from the back of the sidewalk or street curb to the parking lot 
paving) may be used for screening purposes.  

3. Parking screening shall be continuous, broken only for access driveways and walkways. 

4. Architectural elements used for screening purposes shall be three feet tall and shall utilize the same 
materials, colors, and lighting fixtures as the site or building, or include a mural. 

5. For mixed-use developments, parking along the frontage street shall be wrapped with a linear space 
for retail, commercial, or residential uses. 

D. Landscaping 

1. Landscaping shall be included in all parking lots and include drought-tolerant plantings that can thrive 
in an urban setting and be resilient to changing climate conditions, permeable pavers, and permanent 
water-efficient irrigation systems. 

2. One shade canopy tree shall be included for every seven parking spaces and shall be placed within the 
parking lot envelope. The trees shall be dispersed throughout the parking lot to soften large areas of 
pavement. 
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3. Landscaped areas within parking lot islands shall be planted with a combination of canopy trees, 
ornamental trees, shrubs, perennials, ornamental grasses, and groundcover and shall comply with the 
requirements established in Section 18.44.060 (Plant materials). 

4. Living ground cover shall be designed and maintained to screen vehicles from view from the street to a 
minimum height of three feet. Screening materials shall include a combination of plant materials, earth 
berms, solid decorative masonry walls, or raised planters. 

F. Vehicle Parking  

1. Parking structures shall be integrated into the design of the multi-unit project and shall be consistent 
with the articulation and design of the building façade. Parking shall incorporate screening elements 
including faux building façades and/or artistic elements along the full length of the façade. 

2. Glare-free, dark-sky compliant fixtures shall be utilized to prevent uneven light distribution and 
trespass or glare outside the structure or property line. 

18.49.130 Bicycle parking. 

A. Long-term bicycle parking 

1. Multi-unit projects shall provide one long-term bicycle parking/storage space for every two units.  

2. Long-term bicycle parking shall be located on the ground floor or first level of the parking structure in a 
secured location within proximity to the public street.  

3. Bicycle spaces shall not be located within required storage areas for the building; however, they may 
be located in common areas with direct access to the street. 

4. Each required bicycle parking space shall be accessible without moving another bicycle. 

B. Short-term bicycle parking 

1. Standards for short-term bicycle parking are found in Section 18.45.120 (Bicycle parking). 

2. Projects shall provide one short-term bicycle parking space for every ten parking spaces.  

3. Bicycle parking facilities shall be placed so the full length of the rack remains clear of 
pedestrian/wheeled user and vehicular access.  

4. Each required bicycle parking space shall be accessible without moving another bicycle. 

5. Bicycle parking facilities shall be in well-lit and convenient areas on private property within fifty feet of 
the main entrance to the building. 

18.49.140 Lighting. 

A. General standards 

1. All outdoor lighting shall comply with the standards held within Section 18.46 (Outdoor lighting). 

B. Lighting for multi-unit attached residential projects  

1. All walkways, steps, parking areas, driveways, onsite streets, and other facilities shall be illuminated to 
ensure safe and convenient nighttime use. 

2. All fixtures shall be fully shielded and directed downward to direct light to fall on the same premises 
upon which the light is located and prevent light from entering habitable rooms and enclosures. 
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3. All bicycle parking and storage areas shall be illuminated. 

Chapter 18.50 FLOOR AREA RATIO BONUS REGULATIONS 

18.50.010 Purpose. 

A. 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 to provide 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 (FAR Tier 1 and FAR 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; MXT. New development shall comply with the underlying development standards of 
the zone in which the property is located, unless otherwise waived by this chapter. 

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). 

18.50.020 Definitions. 

A.  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 area. 

a. Tier 1: 2.5 FAR Bonus Zones: MCR-1; MCR-2/TOD; RM-1; and MXT 

b. Tier 1: 4.0 FAR Bonus Zones: MXC-1; MXD-1; RM-2; RM-3; and MXD-2 

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

a. Tier 2: 4.0 FAR Bonus Zone: MXC-2 

3.  Affordable dwelling units are defined as: 

a.  Subject to a recorded covenant, ordinance or law that restricts rents to levels affordable to very 
low income or low-income households during the five (5) year period preceding the development 
application. 

b.  Dwelling units that are or were occupied by very low income or low-income households during 
the five (5) year period preceding the development application. 

4. Transit Priority Areas (TPA): 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. 

18.50.030 Application of floor area ratio bonus 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. Parcels shall be zoned for twenty dwelling units per acre or higher. A land 
use designation that is residential or mixed-use or a residential or mixed-use overlay zone shall be required. 
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Furthermore, all of the following requirements shall be met in order to utilize the Floor Area Ratio Bonus 
provisions: 

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 18.48.020. 

2. The dwelling units within the development shall not be used for a rental term of less than 30 
consecutive days. 

3. The development shall comply with the height limit prescribed by the base zone. 

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 situations in which and an applicant 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 (GFA) 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 GFA is determined by multiplying the remaining lot area by the applicable FAR. 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 GFA for residential development to an existing non-
residential development through the conversion of existing non-residential space to permanent rental or for-
sale dwelling units. 
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E. The required number of affordable dwelling units shall be calculated in accordance with   Section 18.50.070. 
To calculate the required number of affordable dwelling units, all density calculations resulting in fractional 
units shall be rounded up to the next whole number. 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. 

18.50.040 Required replacement of existing affordable units. 

A. An applicant is ineligible for any incentive under this Division if the premises on which 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 18.48.020 (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 and demolished affordable dwelling units on the premises. 
Affordable dwelling units are defined as: 

a.  Subject to a recorded covenant, ordinance or law that restricts rents to levels affordable to very 
low income or low-income households during the five (5) year period preceding the development 
application. 

b.  Dwelling units that are or were occupied by very low income or low-income households during 
the five (5) year period preceding the development application. 

2. The affordable dwelling units shall be replaced as follows:  

a. For a development containing any occupied affordable dwelling units, the development must: 

a. Contain at least the same number of replacement affordable 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 affordable dwelling units. 

b. For unoccupied affordable dwelling units in the development, the replacement affordable 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.  

c. If the income category of the last household is unknown, it is presumed that the affordable 

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 affordable 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 last seven (7) 
years preceding the application, the development must: 

a.  Contain at least the same number of replacement affordable dwelling units, of equivalent size and 

bedrooms, as existed at the high point 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.  
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b. If all of the affordable dwelling units are vacant or have been demolished within the seven years 

preceding the application, the development must contain at least the same number of replacements 

affordable dwelling units, of equivalent size and bedrooms, as existed at the high point 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. 

c. If the income categories are unknown for  the high point, it is 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 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 written notice of intent to terminate to the 
Housing Authority and to each tenant household as part of the development permit application. 

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 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 or low-income households. For National City 
residents who may have been displaced from their rental units in the preceding ten (10) year 
time frame and can demonstrate proof of National City residency from those ten years, those 
residents shall be eligible to receive priority for 75 percent of the new affordable dwelling units. 

7. All for-sale replacement affordable dwelling units shall be subject to the following provisions:  

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

b. Prior to, or concurrent with, the sale of each affordable 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 affordable dwelling unit shall be occupied by the initial owner at all times until the 
resale of the affordable dwelling unit. 

d. Upon the first resale of an affordable 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). 
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8.  Development shall comply with the California Department of Housing and Community Development 
Tenant Preference policies contained within Government Code Section 7061. Furthermore, 
development shall comply with the City of National City Preference Policy as stipulated in Resolution 
2016-38. 

C. The applicant shall provide existing residents of affordable dwelling units with all of the following:  

1. The ability to occupy their existing 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 existing 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 written notice of intent to terminate 
tenancy to the National City Housing Authority and to each tenant household as part of the 
development permit application. 

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

a. Relocation benefits pursuant 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.  

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.  

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. For National City residents who resided in National 
City for a period of three months or longer and who may have been displaced from their rental 
units in the preceding ten (10) year time frame and can demonstrate proof of National City 
residency from those ten years, those residents shall be eligible to receive priority for 75 percent 
of the new affordable dwelling units.  

18.50.050 Tenant benefits, rights, and obligations. 

A. The subdivider of a condominium conversion project shall provide the benefits specified in Section 18.30.090 
(C) to persons whose tenancy in very low- and low-income units is 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 including: 

1. A relocation payment of 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.  

2. The applicant shall provide relocation benefits pursuant to California Government Code Sections 7260 
through 7277 for public agencies.  

3. The applicant or applicant’s agent shall engage a qualified third-party contractor or consultant to 
oversee the provision of the required relocation benefits.  
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4. 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 existing 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 written notice of intent to 
terminate tenancy to the National City Housing Authority and to each tenant household as part of the 
submission of a development permit.  

D. Displaced residents may relocate to a dwelling unit in National City or outside of the city’s jurisdiction and 
remain eligible to apply for affordable housing opportunities within a ten-year period of vacating the 
affordable dwelling unit in which the resident established residency for a period of at least three (3) months 
in National City. 

18.50.060 Incentives in exchange for transit priority area affordable housing. 

An applicant proposing development that is consistent with the criteria in Section 18.50.030(A)(C) shall be 
entitled to the following incentives: 

A. Waiver of the existing FAR, and implementation of a new FAR based upon whether the development is 
located in FAR Tier 1 or FAR Tier 2 as specified in Section 18.50.020.  

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 of the affordable density bonus in FAR Tier 
1 and FAR Tier 2 and the requirements of the California Building Code as adopted and amended by the City 
of National City, unless otherwise specified. 

C. Waiver of Development Impact Fees for all covenant-restricted affordable units and units exceeding 800 SF. 

D. Waiver of the following applicable base zone regulations: 

1. Minimum lot area if a qualifying development is proposed in a lot with an area of 5,000 square feet or 
less. 

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 if a qualifying development is proposed in a lot with a maximum lot coverage of 
75 percent or less. 

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 20 feet or less. 

E. Waiver of the personal storage area requirement in Section 18.42.070 (A)(7) and the private exterior open 
space requirement in Section 18.41.040 for all dwelling units in the development. 

F. Use of up to four 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 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 any required permit; 

b. A waiver of fees or dedication requirements with the exception of Development Impact Fees and 
TDIF for restricted affordable units and units exceeding 800 square feet; 

c. A direct financial incentive; 

d. A waiver of any of the requirements, regulations, or standards of this Division; 

e. A waiver of the height limit. 

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, a 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: 

a. 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; 

b. 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 very low-income and low-income 

households; 

c. The incentive would be contrary to state or federal law. Requested incentives shall be analyzed in 

compliance with the California Environmental Quality Act (CEQA) 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. 

c. When a development permit is otherwise required, the decision to deny a requested incentive 
shall be made by City staff responsible for processing the development permit. 

4. The number of incentives available is as follows: 

a. Three incentives for a development that includes at least 10 percent of the post-density dwelling 
units for very low-income households at or below 50 percent area median income (AMI). 

b. Four incentives for a development in which at least 10 percent   of the post-density bonus 
covenant-restricted dwelling units are three bedrooms at or below 80 percent AMI. 

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 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, a development that meets the applicable requirements of this Division 
shall be entitled to a waiver unless the City staff responsible for processing the development permit 
makes a written finding of denial based upon substantial evidence that is in compliance with State of 
California Affordable Housing Density Bonus Government Code, of any of the following: 
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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 CEQA, and no waiver shall be granted without such compliance; or, 

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. 

18.50.070 Required provision of affordable dwelling units. 

A. A. An applicant requesting the application of the regulations in this Division shall agree to the City of 
National City’s written agreement to provide affordable dwelling units, entered into by the applicant and the 
National City Housing Authority and secured by a deed of trust, that meets the following requirements: 

1. Provides at least 10 percent of the post-density bonus rental dwelling units in the development, 
excluding any additional dwelling units allowed under a floor area ratio bonus, for rent by very low-
income households at a cost, including an allowance for utilities, which does not exceed 30 percent of 
50 percent of the AMI, as adjusted for household size. 

2. Provides at least 10 percent of the post-density bonus rental dwelling units in the development as 
three-bedroom units, excluding any additional dwelling units allowed under the FAR bonus, for rent by 
low-income households, including an allowance for utilities, which does not exceed 30 percent of 80 
percent of the AMI, 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. 

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. 
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18.50.080 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 18.50.060 to deviate from 
the requirements in Section   18.50.030. 

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 premise 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 tree is required for each 25 feet of street frontage on each side of the 
required sidewalk. See National City Street Tree guidelines for list of approved street trees. 

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

4. Gated entryways and street yard fencing are prohibited. 

5. Green or cool roofs are 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 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 any 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 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. 

 

DIVISION 5. GLOSSARY 

Chapter 18.60 GLOSSARY 
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[18.60.010] Generally. 

For the purpose of carrying out the provisions of this title, the words, phrases, and terms included herein 
shall be deemed to have the meaning ascribed to them in this chapter.  

Abut or abutting. "Abut" or "abutting" means the same as "adjoining" and "contiguous."  

Access. "Access" means the place or way by which pedestrians and vehicles shall have safe, adequate and 
suitable ingress and egress to a property or use as required by this title.  

Accessory building or structure. "Accessory building or structure" means a subordinate building or structure, 
the use of which is incidental to that of and separate from the main building or primary structure and is located on 
the same lot.  

Administrative services. "Offices, administrative, clerical or public contact services that deal directly with the 
citizen, together with incidental storage and maintenance of necessary vehicles. Typical uses include federal, state 
county and city offices."  

Accessory Dwelling Unit (ADU): “Accessory Dwelling Unit” means an attached or a detached residential 
dwelling unit that provides complete independent living facilities for one or more persons and is located on a lot 
with a proposed or existing primary residence. It shall include permanent provisions for living, sleeping, eating, 
cooking, and sanitation on the same parcel as the single-family or multifamily dwelling is or will be situated. An 
ADU also includes an efficiency unit and a manufactured home, as defined in Section 18007 of the Health and 
Safety Code. Refer to Section 18.030.380 for ADU regulations. 

Accessory use. "Accessory use" is a use, occupying no more than 40 percent of the lot, conducted on the 
same lot as the principal use or structure to which it is related, except that where specifically provided in the 
parking and loading regulations, accessory off-street parking or loading need not be located on the same lot; and, a 
use which is clearly incidental to and customarily found in connection with such principal use, and which is either 
in the same ownership as such principal use or is maintained and operated on the same lot substantially for the 
benefit or convenience of the owners, occupants, employees, customers, or visitors of the principal use.  

Addition. "Addition" means the result of any work that increases the volume of an existing structure or 
replaces a demolished portion. Compare "alteration" and "structural alteration."  

Adjacent. "Adjacent" refers to two or more lots or parcels of land separated only by an alley, or located in 
close proximity to each other; or two or more objects that lie near or close to each other. Compare "adjoining."  

Adjoining. "Adjoining" refers to two or more lots or parcels of land sharing a common boundary line, or two 
or more objects in contact with each other. Synonyms are "contiguous" or "abutting."  

Adult day health care center. "Adult day health care center" means a facility for seniors which provides care, 
protection and activities on a less than twenty-four-hour basis under the supervision of professional staff. The 
establishment shall be licensed by the state and conducted in accordance with state requirements.  

Advertising. For definitions relating to advertising, see sign-related definitions.  

Affordable Housing Cost. "Affordable Housing Cost", in accordance with the California Health and Safety 
Code, means: 

(1) For extremely low-income households the product of 30 percent times 30 percent of the area median 
income adjusted for family size appropriate for the unit. 

(2) For very low-income households the product of 30 percent times 50 percent of the area median 
income adjusted for family size appropriate for the unit. 

(3) For lower income households whose gross incomes exceed the maximum income for very low-income 
households and do not exceed 70 percent of the area median income adjusted for family size, the product of 30 
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percent times 70 percent of the area median income adjusted for family size appropriate for the unit.  In addition, 
for any lower income household that has a gross income that equals or exceeds 70 percent of the area median 
income adjusted for family size, it shall be optional for any state or local funding agency to require that affordable 
housing cost not exceed 30 percent of the gross income of the household. 

(4) For moderate-income households, affordable housing cost shall not be less than 28 percent of the 
gross income of the household, nor exceed the product of 35 percent times 110 percent of area median income 
adjusted for family size appropriate for the unit. In addition, for any moderate-income household that has a gross 
income that exceeds 110 percent of the area median income adjusted for family size, it shall be optional for any 
state or local funding agency to require that affordable housing cost not exceed 35 percent of the gross income of 
the household. 

Affordable Rent. "Affordable Rent", in accordance with the California Health and Safety Code, means: 

(1) For extremely low-income households the product of 30 percent times 30 percent of the area median 
income adjusted for family size appropriate for the unit. 

(2) For very low-income households, the product of 30 percent times 50 percent of the area median 
income adjusted for family size appropriate for the unit. 

(3) For lower income households whose gross incomes exceed the maximum income for very low-income 
households, the product of 30 percent times 60 percent of the area median income adjusted for family size 
appropriate for the unit. In addition, for those lower income households with gross incomes that exceed 60 
percent of the area median income adjusted for family size, it shall be optional for any state or local funding 
agency to require that affordable rent be established at a level not to exceed 30 percent of gross income of the 
household. 

(4) For moderate-income households, the product of 30 percent times 110 percent of the area median 
income adjusted for family size appropriate for the unit. In addition, for those moderate-income households 
whose gross incomes exceed 110 percent of the area median income adjusted for family size, it shall be optional 
for any state or local funding agency to require that affordable rent be established at a level not to exceed 30 
percent of gross income of the household. 

Agent of owner. "Agent of owner" means any person who can show certified written proof that he is acting 
for the property owner.  

Agricultural or agriculture. "Agricultural" or "agriculture" means the use of land for agricultural purposes, 
including farming, dairying, pasturage, apiculture, horticulture, floriculture, viticulture, and animal and poultry 
husbandry, and the necessary accessory uses for handling, treating or storing the produces; provided, however, 
that the operation of any such accessory use shall be secondary to that of the normal agricultural activity.  

Air contaminant. "Air contaminant" means particulate matter, dust, fumes, gas, mist, smoke, vapor, or any 
combination thereof having or tending to have a deleterious effect on human beings, vegetation, animals or 
property.  

Alley. "Alley" means a public or private right-of-way, other than a street or highway, permanently reserved as 
a means of providing secondary vehicular access to abutting properties.  

Alteration. "Alteration" means any work on a structure that does not result in any addition to the structure. 
Compare "addition" and "structural alteration."  

Amendment. "Amendment" means a change in the wording, context or substance of this title, or a change in 
the zoning maps, which are part of this title when adopted by ordinance of the city council in the manner 
prescribed by law.  

Anchor. "Anchor" means a large store, such as a department store or supermarket, that is prominently 
located in a shopping mall to attract customers who are then expected to patronize the other shops in the mall. 
See also "large format retail."  
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Animal boarding/kennel, small. The provision of temporary shelter and care for small animals on a 
commercial basis. Small animals include domesticated animals or household pets commonly maintained in 
residence with humans.  

Animal hospital. For a definition of "animal hospital," see "veterinary hospital."  

Animal husbandry. "Animal husbandry" is the care and breeding of domestic agricultural animals such as 
chickens and other fowl and horses.  

Arcade. A covered walkway composed of a succession of arches supported by columns.  

Architectural projection. For this definition, see "projection, architectural."  

Area. "Area" means the same as "net area," unless otherwise specified.  

Area, net. "Net area" means that area of a lot or parcel of land exclusive of public alleys, highways or streets; 
or proposed public facilities such as alleys, highways, or streets or other necessary public sites when included 
within a proposed development project; or other public or private easements where the owner of the servient 
tenement does not have the right to use the entire surface of the land.  

Articulation. "Articulation." The degree or manner in which a building wall or roofline is made up to distinct 
parts or elements. A highly articulated wall will appear to be composed of a number of different planes, usually 
made distinct by their change in direction (projections and recesses) and/or changes in materials, colors, or 
textures.  

Assembly building. "Assembly building" means a building or a portion of a building used for gathering for 
such purposes as deliberation, worship, auditorium, church or chapel, dance floor, lodge rooms, conference 
rooms, dining rooms, drinking establishments, exhibit rooms, or lounges.  

Assembly and light manufacturing/processing. Assembly, light manufacturing, and processing uses have no 
objectionable environmental influences by reason of the emission of odor, heat, smoke, noise, and vibration and 
do not use explosive or petroleum materials. Such uses may include manufacturing, printing, assembling, 
processing, repairing, bottling, or packaging of products from previously prepared materials (excluding the 
assembly of large equipment and machinery); manufacturing of electrical and electronic instruments, devices and 
components, furniture, tools, clothing and shoes, toys and novelties, renewable energy infrastructure; artist 
studios;, dyeing and cleaning plants, except large-scale operations; and any other limited manufactured/processing 
use which is determined by the city to be of the same general character as the uses listed here.  

Assisted living facility. "Assisted living facility" means a complex that is designed to accommodate primarily 
the elderly but may accommodate others, with staff personnel and programs to assist residents with many 
activities of daily living. Units may or may not have kitchens, but meals are provided in a central location. Units 
usually rent on a monthly basis.  

Auto body uses. A building or portions of a building where painting and interior and body modifications or 
repairs are performed on motor vehicles and trailers, including associated floor space used for offices, parking or 
showrooms. This includes shops that specialize in collision repair work; customization work on the body and 
interior of vehicles for aesthetic purposes or for the physically disabled, or other customers with special 
requirements; painting for post-collision, refurbishment or customization; and restoration of classic and antique 
vehicles.  

Automobile, abandoned. "Abandoned automobile" means any motor vehicle which is required to be 
registered by the California Vehicle Code when operated upon a highway and whose registration has been expired 
for a period of six months or more. However, a motor vehicle stored within a permitted building or structure shall 
not be considered to be an abandoned automobile.  

Automobile and trailer sales area. "Automobile and trailer sales area" means an open area, other than a 
street, used for the display, sale or rental of new or used automobiles or trailers and where no repair work is done 
except minor incidental repairs of automobiles or trailers to be displayed, sold or rented on the premises.  
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Automobile dismantling yard or automobile wrecking yard. "Automobile dismantling yard" or "automobile 
wrecking yard" means any premises used for the dismantling or wrecking of vehicles required to be registered 
under the California Vehicle Code, including the buying, selling or dealing of such vehicles or the integral parts or 
component materials thereof, or the storage, sale or dumping of dismantled, partly dismantled or wrecked 
inoperative vehicles. "Automobile dismantling" shall not include the incidental storage of inoperative or disabled 
vehicles in connection with a legal operation of an automobile repair garage, automobile body and fender repair 
shop, or automobile impound yard. See "scrap metal processing."  

Automobile impounding yard. "Automobile impounding yard" means facilities maintained by a permittee, on 
contract with the city, for the temporary storage of vehicles legally removed or impounded by a peace officer from 
public or private property as prescribed by law.  

Automobile parking. For definitions relating to automobile parking, see "parking lot" and parking-related 
definitions.  

Automobile repair, major. "Major automobile repair" means repair involving removal of heads, pans, 
transmissions; repairing, replacing, or overhauling of engines, motor transmissions; repairing or replacing driving 
mechanisms, steering mechanisms, differential assemblies; and repairing or replacing any other major automotive 
part or parts.  

Automobile repair, minor. "Minor automobile repair" means the sale, installation, and servicing of tires, 
batteries, automotive accessories and replacement items, engine tune-up, replacing points and plugs, carburetor 
overhaul; brake replacement and drum turning; alignment work, wheel balancing; replacing shock absorbers; air 
conditioning service; washing and lubricating services; steam cleaning; and supplying other incidental customer 
services and products.  

Automobile service station. "Automobile service station" means a retail place of business engaged in the sale 
of motor fuels and in supplying goods and services generally required in the operation and maintenance of 
automotive vehicles and the fulfilling of motorist needs. These shall include free restroom facilities for service 
station customers, and may include any of the items included under "major automobile repair" or "minor 
automobile repair."  

Automobile wrecking. For a definition of "automobile wrecking," see "automobile dismantling, or wrecking 
yard."  

Awning. "Awning" means a temporary shelter supported by an exterior wall of a building and of a type which 
can be retracted, folded or collapsed against the face of the supporting building.  

Balcony. "Balcony" means an unroofed platform enclosed by a railing or parapet projecting from the wall of a 
building for the private use of tenants or for exterior access to the above-grade living units. When a balcony is 
roofed and enclosed with operating windows, it is considered part of the room it serves.  

Bar/nightclub. "Bar/nightclub" includes restaurants with dancing after dinner hours, cocktail lounges, bars, 
establishments that provide live entertainment, and similar uses.  

Basement. or a definition of "basement," see the Uniform Building Code.  

Batching plant. "Batching plant" means a plant for the manufacture or mixing of concrete, cement, and 
concrete and cement products, including any apparatus and uses incident to such manufacturing and mixing.  

Bed and breakfast inn. "Bed and breakfast inn" means a residential building containing a specified number of 
guest rooms occupied by a specific number of persons, which provides living units and limited refreshments for 
transient guests, and which is managed and occupied by the owner of the property.  

Bedroom. "Bedroom" means a private room intended for or capable of being used for sleeping, separated 
from other rooms by a door, having a window and closet/storage nook, and accessible to a bathroom without 
crossing another bedroom.  
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Beginning of construction. "Beginning of construction" means demolition, elimination and removal of an 
existing structure preparatory to new construction, or the incorporation of labor and materials in the foundation of 
a building or buildings.  

Billboard or outdoor advertising structure. For definitions relating to billboards or outdoor advertising 
structures, see sign-related definitions in Chapter 18.47.  

Block. "Block" means the land adjoining one side of a street between two consecutive junctions of said street 
with streets, railways, rights-of-way, or waterways crossing or meeting said side of said street.  

Body piercing. "Body piercing" means penetrating the skin to make a hole, mark, or scar that is generally 
permanent in nature to place jewelry or objects of metal or plastic on any area for cosmetic purposes. "Body 
piercing" does not include practices that are considered medical procedures or the puncturing of the outer 
perimeter or lobe of the ear using a pre-sterilized, single-use stud and clasp ear piercing system.  

Bona fide public eating place. "Bona fide public eating place" means a place which is regularly and in a bona 
fide manner, used and kept open for the serving of meals to guests for compensation and which has suitable 
kitchen facilities connected therewith, containing conveniences for cooking an assortment of foods which may be 
required for ordinary meals, the kitchen of which must be kept in a sanitary condition with the proper amount of 
refrigeration for keeping of food on said premises and must comply with all the regulations of the local 
department of health. "Meals" mean the usual assortment of foods commonly ordered at various hours of the day; 
the service of such food and victuals only as sandwiches or salads shall not be deemed a compliance with this 
requirement. "Guests" mean persons who, during the hours when meals are regularly served therein, come to a 
bona fide public eating place for the purpose of obtaining, and actually order and obtain at such time, in good 
faith, a meal therein. Nothing in this section, however, shall be construed to require that any food be sold or 
purchased with any beverage.  

Breweries, small. "Small breweries" are those breweries producing 60,000 barrels a year or less.  

Breweries, large. "Large breweries" are those breweries producing more than 60,000 barrels a year.  

Brewery. "Brewery" means an establishment which is licensed by the California Department of Alcoholic 
Beverage Control under a Type 1 or Type 23 to manufacture and sell alcoholic beverages on the premises for on-
site or off-site consumption. Minors are allowed on the premises (per ABC Type 1 and Type 23 license regulations).  

Brewery tasting room. "Brewery tasting room" means an establishment which is licensed by the California 
Department of Alcoholic Beverage Control under a Type 1 or Type 23 (Beer Manufacturer or Small Beer 
Manufacturer respectively) duplicate license to sell malt beverages the licensee produces for on-site and off-site 
consumption; including sales of sealed containers (commonly known as growlers) for off-site consumption. Only 
beer produced by the master licensee may be sold and/or consumed at the location. Minors are allowed on the 
premises (per ABC Type 1 and Type 23 license regulations).  

Buildable area. "Buildable area" means the same as "net area."  

Building. For a definition of "building," see the Uniform Building Code.  

Building bulk. "Building bulk" means the size of buildings or other structures and their relationships to each 
other and to open areas and lot lines. Regulations controlling bulk include maximum height, maximum lot 
coverage, maximum floor area ratio, minimum size of yards and setbacks, shape of buildings or other structures, 
the area of the lot upon which a residential building is located, and the number of dwelling units or rooms within 
such building in relation to the area of the lot.  

Building height. For a definition of "building height," see the Uniform Building Code.  

Building line. "Building line" means a line established by law or agreement usually parallel to the property 
line beyond which a structure may not extend.  

Building lot coverage. See "lot coverage."  
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Building, main or primary. "Main building" means any building in which is conducted the principal use of the 
building site on which it is situated. In any residential zone, any dwelling shall be deemed to be a main building on 
the building site on which it is located.  

Building site. "Building site" means:  

1. The ground area of one lot; or  

2. The ground area of two or more lots when used in combination for a building or permitted group of 
buildings, together with all open spaces as required by this title. See "lot."  

Bulk distributing station, hazardous materials. "Hazardous materials bulk distributing station" means any 
distributing station for hazardous materials where there is located a loading rack and which is not an integral part 
of a refinery, natural gasoline plant, or crude petroleum producing or pipeline operation.  

Cabaret. "Cabaret" means a cafe, restaurant, bar or other public establishment that serves food or alcoholic 
or nonalcoholic beverages, or both, where entertainment is regularly provided by paid or unpaid performers or 
musicians, or dancing is regularly allowed to the accompaniment of recorded or live music or rhythmic sound.  

Camper. For a definition of "camper," see "recreational vehicle." Compare "mobile home."  

Camp, tourist. For this definition, see "tourist camp."  

Camp, youth. For this definition, see "youth camp."  

Canopy. "Canopy" means a roof-like projection extending horizontally from a structure, usually made of 
metal, over a sidewalk or driveway for protection from sun or rain.  

Car. For definitions relating to cars, see "motor vehicle," "vehicle," and other automobile-related definitions.  

Carport. "Carport" means an accessory structure or portion of a principal structure, consisting of a roof and 
supporting members such as columns or beams, unenclosed from the ground to the roof on at least two sides, and 
designed or used for the parking or temporary storage of motor vehicles of owners or occupants of the structure 
to which it is accessory.  

Car wash, automatic. An "automatic car wash" means a building or portion thereof containing facilities for 
washing vehicles, using conveyorized and/or mechanized equipment where the washing of the vehicle is 
performed by the equipment.  

Car wash, full service. A "full service car wash" means a building or portion thereof containing facilities for 
washing vehicles, using conveyorized and/or mechanized equipment where the washing of the vehicle is 
performed by the equipment and an employee or employees of the facility assist in performing other services such 
as cleaning, drying, vacuuming, waxing, detailing, or similar services on the vehicle.  

Car wash, manual. A "manual car wash" means a building or portion thereof containing self-service facilities 
where the washing of the vehicle is performed by the customer.  

Cellar. For a definition of "cellar," see the Uniform Building Code.  

Cemetery. "Cemetery" means land used or intended to be used for the burial or interment of the dead and 
dedicated for such purposes, including columbariums, crematories, mausoleums and mortuaries when operated in 
conjunction with and within the boundary of such cemetery.  

Certificate of occupancy. "Certificate of occupancy" means a required document issued by the department of 
building and housing prior to the occupation or use of vacant land, except for agricultural uses, or prior to 
occupation or use of buildings erected or structurally altered.  

Child day care center. "Child care center" means any child care facility of any capacity, other than a child day 
care home, in which less than twenty-four-hour per day nonmedical care and supervision are provided to children 
in a group setting.  
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Children’s home. “Children's home" means one or more buildings used for the semi-permanent, twenty-four-
hour care of orphans or other children deprived of parental care, operated by a public agency or a philanthropic or 
charitable organization, but shall not include commercial enterprises operated by such organization or a 
correctional institution. 

Circus and/or carnival. "Circus" and/or "Carnival" means a temporary outdoor amusement center, bazaar or 
fair, either involving use of special purpose equipment or conducted by professional operators, or both, and where 
activities include such things as rides, exhibitions, food service, sales, or small-scale games.  

City council. See Chapter 2.04.  

City manager. See Chapter 2.01.  

Civic, fraternal, community, and cultural facilities. "Civic, fraternal, community, and cultural facilities" means 
a facility operated entirely on a public or nonprofit basis for the purpose of providing education, information, 
training, and/or entertainment of a civic or cultural nature. Such facilities include, but are not limited to, libraries, 
museums, and community centers.  

Clinic. "Clinic" means any facility used for the care, diagnosis and treatment of sick, active, infirm or injured 
persons and those who are in need of medical, dental or surgical attention, but who are not provided with board 
or room, or kept overnight on the premises. "Clinic" includes dental clinic, health clinic, medical clinic and doctors' 
offices, and may include laboratory facilities in conjunction with normal clinic services.  

Club, country. "County club" means a private club organized and operated for social purposes and possessing 
outdoor recreational facilities, such as golf courses, tennis courts or polo grounds.  

Club. A "club" means any building or premises used by an association of two or more people united by a 
common interest or goal, whether incorporated or unincorporated, organized for some common purpose, but not 
including a group organized solely or primarily to render a service customarily carried on as a commercial 
enterprise.  

College and university facilities. "College and university facilities" means educational institutions of higher 
learning which offer a course of study designed to culminate in the issuance of a degree.  

Colonnade. "Colonnade." See arcade.  

Commencement, land use activity. "Commencement" of any land use activity as provided for by this title is 
the date of beginning of such activity after all required city permits and approvals have been given. Where a use or 
premises require an occupancy permit, commencement shall not be recognized before that permit is issued. Any 
land use activities begun prior to commencement as defined above are, for the purposes of this title, not 
commenced.  

Commercial. "Commercial" refers to any activity on or use of land which involves the buying, selling, 
processing, or improving of things not produced on the land and having financial gain as the primary aim of the 
activity or use, whether or not such activity or use is for hire or on account of the buyer, seller, processor, or 
improver.  

Commercial recreation (indoor). "Commercial recreation (indoor)" refers to indoor recreational facilities that 
are operated as a business and open to the general public for a fee. Such uses may include, but are not limited to, 
gyms/health clubs, bowling alleys, martial arts, dance and exercise studios, skating rinks, batting cages, indoor 
swimming pools, boxing studios, indoor climbing walls, and similar uses.  

Commercial recreation (outdoor). "Commercial recreation (outdoor)" refers to outdoor recreational facilities 
that are operated as a business and open to the general public for a fee. Such uses may include, but are not limited 
to, sports fields, golf courses/driving ranges, miniature golf, outdoor swimming pools, skate parks, court games, 
and similar uses.  
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Communication equipment building or use. "Communication equipment building or use" means a building or 
lot housing electrical and mechanical equipment necessary for the conduct of a public communications business 
with or without necessary personnel.  

Community center. "Community center" means a neighborhood building for social, recreational, and cultural 
activities.  

Community farm. "Community farm" means an area of land larger than one acre managed and maintained 
by an individual or group of individuals to grow and harvest food and horticultural products for shareholder 
consumption or for sale or donation. Shareholders may arrange to work on the farm in exchange for a share of the 
crops and/or pay for a portion of the crop in advance. A community farm may be a principal or accessory use.  

Conditional use. "Conditional use" means a use which requires a special degree of control because of 
characteristics peculiar to it, or because of size, technological processes or type of equipment, or because of the 
exact location with reference to surroundings, streets and existing improvements or demands upon public 
facilities. Such control is to ensure that the particular use at the particular site on which such use is proposed to be 
located is compatible with other existing or permitted uses surrounding the site.  

Condominium development. "Condominium development" means a structure and appurtenant premises 
divided in ownership by the existence of condominiums as now or hereafter defined by state law, and includes 
instances where ownership is so divided following prior single ownership of the entire structure and premises, as 
well as new structures and premises so divided in ownership.  

Construction yard. "Construction yard" means an area on or immediately adjacent to a major construction or 
demolition site used on a temporary basis for the parking and storage of equipment used in the project, and the 
storage and preparation of materials and other items used in the project. Such yard may include construction 
offices and such shops as are necessary for work on the immediate project.  

Contiguous. "Contiguous" means the same as "adjoining."  

Convalescent services. "Convalescent services" means a use providing bed care and in-patient services for 
persons requiring regular medical attention, such as nursing homes, but excluding facilities providing surgical or 
emergency medical services, facilities providing care for alcoholism, drug addiction, mental disease or 
communicable disease.  

Convenience establishments. "Convenience establishments" means small establishments designed and 
intended to serve the daily or frequent trade or service needs of the surrounding population. Such establishments 
include grocery stores, variety stores, drugstores, coin-operated laundry and dry-cleaning establishments, beauty 
shops, barber shops, and medical and dental offices. Specifically excluded are automobile service stations and 
repair garages, and drive-in eating and drinking establishments.  

Corner lot. For this definition, see "lot, corner."  

Cornice. "Cornice" means an ornamental molding that finishes or crowns the top of a building, wall, arch or 
similar structure.  

Court. "Court" means an area on the same lot with a building which is bounded on two or more sides by the 
exterior walls of a building or buildings on the same lot.  

Courtyard housing. "Courtyard housing" means a group of three or more detached or attached one-story 
dwellings located on a single lot and having a common court or yard. Each dwelling unit will have a separate 
entrance on the ground floor.  

Coverage. See "lot coverage."  

Curb level. "Curb level" means the level of the established curb in front of the building measured at the 
center of such front. Where no curb level has been established, the city engineer shall establish such curb level or 
its equivalent.  
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Dairy. "Dairy" means any premises where three or more cows or goats or any combination thereof equaling 
three or more animals are kept or maintained for the purpose of producing milk or milk products.  

Decibel. "Decibel" is a unit which describes the sound pressure level or intensity of sound. The sound 
pressure level in decibels is twenty times the logarithm, to the base ten, of the ratio of the pressure of the sound 
to a reference pressure of 0.0002 microbars.  

Density. "Density" means the number of dwelling units that may be constructed per acre or per square foot 
of lot area.  

Department store. "Department store" means a store or group of shops under unified management selling a 
variety of merchandise groups, normally including clothing, appliances, hardware, and furniture.  

Depth of lot. For this definition, see "lot depth."  

Development. "Development" means the design, construction and related use of real property in any 
manner requiring compliance with this code.  

Disposal facility. A "disposal facility" provides permanent containment or destruction of waste materials. 
Landfills and incinerators are examples of disposal facilities.  

Dock. "Dock" means a landing pier for boats; a wharf, a structure supported by piling or floats in such a 
manner as to allow free flow of water beneath said structure and in which any buildings constructed thereon are 
incidental to the use of said structure as a wharf or landing pier.  

Dormitory. "Dormitory" means a dormitory is a living facility accessory to a learning center designed to house 
students. A dormitory may be located on the same property as the learning center (college, university, boarding 
school, nursing school, or similar learning center) or may be located within one-quarter mile radius of the learning 
center.  

Drive-through restaurant or drive-through eating place. "Drive-through restaurant" or "drive-through eating 
place" means any commercial establishment serving food or drinks, making provisions encouraging consumption 
of food or beverages off-site. Drive-through restaurants or eating places may also provide areas for indoor 
consumption.  

Driveway. "Driveway" means a private road, the use of which is limited to persons residing, employed or 
otherwise using or visiting the parcel on which located.  

Dump. "Dump" means an area devoted to the disposal of refuse and salvage, including incineration, 
reduction, or the dumping of ashes, garbage, combustibles or non-combustibles, or offal.  

Duplex. "Duplex" means a building containing two dwelling units meant for residential occupancy which are 
attached by a common wall.  

Dwelling. "Dwelling" means a building or portion thereof designed or used exclusively for residential 
occupancy. For the purposes of this title, dwellings do not include hotels, motels, roominghouses, nursing homes, 
rest homes, university-owned or university-leased housing or institutions. See also "residential building."  

Dwelling, group. "Group dwelling" means two or more single detached, single attached, or multiple- 
dwellings or apartments located on the same lot.  

Dwelling, mobile home. For a definition of "mobile home dwelling," see "mobile home."  

Dwelling, multiple. "Multiple dwelling" means the same as multi-unit residential dwelling.  

Dwelling, single detached. "Single detached dwelling" means a detached building containing one dwelling 
unit meant for residential occupancy.  

Dwelling, single attached. "Single attached dwelling" means a building containing two dwelling units meant 
for residential occupancy which are attached by a common wall.  
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Dwelling unit. "Dwelling unit" means one or more rooms with private kitchen and bathroom facilities, 
designed for occupancy for living and sleeping purposes. Only one kitchen is allowed per unit. 

Easement, private road. For this definition, see "private road easement" in the glossary.  

Educational institution. "Educational institution" means any elementary school, junior high school, high 
school, or college or university, either public or private, giving general academic instruction in the several branches 
of learning.  

Efficiency unit. For this definition, see "studio unit" in the glossary.  

Electric distribution substation. "Electric distribution substation" means the assembly of equipment which is 
part of a system for the transmission of electric power, which receives electric energy at a very high voltage from 
its source of generation, by means of a network of high voltage lines, and where, by means of transformers, said 
high voltage is transformed to a lower subtransmission voltage for the purpose of supplying electric power to large 
individual customers, or interconnections with other power-producing agencies or electric distribution substations 
for transformation to still lower voltage for distribution to smaller individual use.  

Emergency shelter. "Emergency shelter" is defined in Section 50801(e) of the Health and Safety Code and 
includes housing with minimal supportive services that is limited to occupancy of up to six months. No individual or 
household may be denied emergency shelter because of an inability to pay.  

Employee housing. “Employee housing” means housing providing accommodations for six or fewer 
employees. Employee housing shall be deemed a single-family structure with a residential land use designation. 

Essential services. "Essential services" means the erection, construction, alteration, or maintenance by public 
utilities or municipal or other governmental agencies of underground or overhead gas, electrical, steam or water 
transmission systems, including poles, wires, mains, drains, sewers, pipes, conduits, cables, fire alarm boxes, police 
callboxes, traffic signals, hydrants, and other similar equipment and accessories in connection therewith 
reasonably necessary for the furnishing of adequate service by such utilities or municipal or other governmental 
agencies or for the public health or safety or general welfare, but not including any buildings, electrical 
substations, or water storage tanks.  

Explosive material. "Explosive material" means any chemical compound mixture or device, the primary and 
common purpose of which is to function by explosion with substantially simultaneous release of gas and heat, the 
resulting pressure being capable of producing destructive effects.  

Façade. The exterior face of a building which is the architectural front, sometimes distinguished from other 
faces by elaboration of architectural or ornamental details.  

Family day care home, large. "Large family day care home" means a home that provides family day care for 
seven to fourteen children, inclusive, including children under the age of ten years who reside at the home, or as 
set forth in Section 1597.465 of the California Health and Safety Code and as defined in regulations.  

Family day care home, small. "Small family day care home" means a home that provides family day care for 
eight or fewer children, including children under the age of ten years who reside at the home, or as set forth in 
Section 1597.44 of the California Health and Safety Code and as defined in regulations.  

Family foster care home. "Family foster care home" means a family residence in which twenty-four-hour full-
time care is provided for not more than six foster children (persons under eighteen years of age) and the dwelling 
unit is licensed by the state.  

Farm stand. A "farm stand" is a temporary or permanent structure used for the display and sale of 
agricultural products.  

Fast food eating place. "Fast food eating place" means any retail food establishment that primarily provides 
short order food services for on-site dining or take-out service, where such food and beverage is served on paper, 
plastic, or other disposable containers, and including drive in and drive through restaurants where ready-to-eat 
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foods are served primarily to be consumed off the premises. This definition includes all self-service restaurants, 
except cafeterias, sit-down pizza parlors, and donut shops.  

Fence. "Fence" means a freestanding structure of metal, masonry, composition or wood, or any combination 
thereof, resting on or partially buried in the ground and rising above ground level, and used for confinement, 
privacy, protection, screening or partition purposes.  

Fenestration. "Fenestration" is the number, design, and arrangement of exterior windows.  

Final map. "Final map" means a map prepared in accordance with the land division regulations and with any 
applicable provisions of the Subdivision Map Act, designed to be recorded with the county recorder.  

Fire protection. "Fire protection" means such fire hydrants and other protective devices as required by the 
chief of the fire department.  

Floor area. "Floor area" means the sum of the gross area of each floor of a building, excluding mechanical 
space, cellar space, elevators and stair bulkheads, open balconies, open porches, open breezeways, open terraces, 
and required parking.  

Floor area ratio. "Floor area ratio" means the total floor area on a lot divided by the lot area. For example, a 
building containing twenty thousand square feet of floor area on a zoning lot of ten thousand square feet has a 
floor area ratio of two.  

Free standing retail. "Free standing retail" means a single retail sales facility of up to twenty thousand square 
feet in size that is situated independently on a building lot and for which associated parking serves exclusively that 
facility.  

Freeway. "Freeway" means a divided highway for through traffic with full control of access and with grade 
separations at intersections, and declared to be such in compliance with the California Streets and Highways Code.  

Frequency. "Frequency" means the number of times that a displacement completely repeats itself in one 
second of time. Frequency may be designated in cycles per second or hertz (Hz).  

Frontage. "Frontage" means all property fronting on one side of a street between intersecting or intercepting 
streets, or between a street and right-of-way, waterway, end of dead-end street, or city boundary measured along 
the street line. An intercepting street shall determine only the boundary of the frontage on the side of the street 
which it intercepts.  

Frontage road. For this definition, see "service road" in the glossary.  

Front yard. For this definition, see "yard, front" in the glossary.  

Future street or alley. For this definition, see "street or alley, future" in the glossary.  

Games of skill or amusement. "Games of skill or amusement" means any machines, devices or apparatus, the 
operation or use of which is permitted, controlled, allowed or made possible by the deposit or placement of any 
currency, plate, disc, slug or key into any slot or crevice, for the purpose or use as a game or amusement of any 
description the use for the purpose of which is not prohibited by any law of the state.  

Garage, private. For a definition of "private garage," see "parking garage, private."  

Garage, public. For a definition of "public garage," see "parking garage, public."  

Garage, repair. "Repair garage" means a structure or portion thereof, other than a storage or parking garage, 
designed or used for repairing, equipping or servicing motor vehicles. Such garages may also be used for housing, 
storage or sale of motor vehicles.  

Garage, storage. "Storage garage" means a structure or portion thereof designed and used exclusively for the 
storage of motor vehicles, and within which temporary parking may also be permitted.  
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General plan. "General plan" means a comprehensive declaration of purposes, policies and programs for the 
development of the city and including, where applicable, diagrams, maps and text setting forth objectives, 
principles, standards, and other features, and which have been adopted by the city council.  

Goods and services, retail. Retail goods include commercial establishments that provide physical goods, 
products or merchandise directly to the consumer, where such goods are typically available for immediate 
purchase and removal from the premises by the purchaser. Typical uses include, but are not limited to, apparel, 
household appliances, computers and electronics, books and stationary, gifts and souvenirs, paint and wallpaper, 
pets, plants, groceries and baked goods, hardware, hobby and crafts, sports equipment or similar products. 
Services include establishments or places of business primarily engaged in the provision of frequent or recurrent 
needed services of a personal nature. Typical uses include, but are not limited to, beauty shops, barbershops, nail 
salons, animal grooming establishments, shoe, jewelry, or watch repair, coin-operated laundromats, dry cleaners 
and tailors, travel agencies, insurance agencies, banks and credit unions, printing and copy businesses, 
photographic studios, or similar businesses. Retail goods and services do not include the sale and service of 
vehicles, industrial-type equipment, heavy machinery, or other similar uses.  

Government service agency. "Government service agency" means a government service facility providing 
direct services to the public wherein large aggregations of people are probable, especially those such as 
employment offices, public assistance offices, motor vehicle registration and licensing services and similar 
activities commonly accustomed to having sizeable assemblages of people queueing, tarrying, biding or waiting for 
service, whether pedestrian or vehicular.  

Grade. For a definition of "grade," see the Uniform Building Code.  

Gradient. "Gradient" means the rate of vertical change of a ground surface expressed as a percentage figure 
and determined by dividing the vertical distance by the horizontal distance.  

Guidance/social assistance services. "Guidance/social assistance services" means a use providing counseling, 
guidance, recuperative, or similar services for persons requiring rehabilitation assistance as a result of mental 
illness, alcoholism, detention, drug addiction, or similar conditions for only part of a twenty-four-hour day.  

Hazardous waste facility. "Hazardous waste facility" shall be defined as specified by the California Health and 
Safety Code and the San Diego County Hazardous Waste Management Plan.  

Health facility, long-term. "Long-term health facility" means an institution or premises licensed by the state 
and used for the housing and care of the ambulatory, aged or infirm, and offering or providing lodging, meals, 
nursing, dietary or other personal services, but not including the care and treatment of persons with contagious or 
communicable diseases or persons insane or addicted to narcotics or alcohol. There shall be no surgery, physical 
therapy, or other similar activities such as are customarily provided in hospitals. Also called rest homes; 
convalescent homes; homes for the aged; veterans' homes; institutions for the feebleminded, cerebral palsied and 
the like; plus other similar names signifying long-term care, which is personal and, at most, nursing help, rather 
than medical or surgical care. See also "hospital." (Note: A senior citizens' project or housing-for-the-elderly 
project is to be distinguished from a long-term health facility in that the senior citizens' project or housing is 
primarily of a residential character with only incidental nursing facilities while a nursing home is primarily designed 
and used for the care of convalescent or ill persons.)  

Heavy manufacturing/processing. "Heavy manufacturing/processing" includes uses that process or treat 
materials for the fabrication of large base-sector products. Assembly of large equipment and machines is included 
in this category as well as manufacturing uses that typically produce noise, dust, or other pollutants capable of 
harming or annoying adjacent uses. Such uses include manufacturing and processing of plastics and synthetic 
resins; rubber products; soaps, bleaching products, and other disinfectants; large scale laundry and dry-cleaning 
facilities; industrial chemicals; paint and lacquer; fish, vinegar, and other food products with offensive odors 
(except slaughterhouses); steel mills; petroleum chemical sales; organic chemical research; and other uses that are 
found by the city to be of the same general character to those listed here.  
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Helicopter. "Helicopter" means a rotary-wing aircraft which depends, for its support and motion in the air, 
principally upon the lift generated by one or more power-driven rotors that rotate on a substantially vertical axis.  

Heliport. "Heliport" means an area of land or water or a structural surface which is used or intended for use 
for the landing and takeoff of helicopters, and any appurtenant areas which are used or intended for use for 
heliport buildings and other heliport facilities.  

Helistop. "Helistop" means the same as a heliport, except that no refueling, maintenance, repairs or storage 
of helicopters is permitted.  

Highway. For definition, see "freeway."  

Home, convalescent. "Convalescent home" means the same as "long-term health facility."  

Home garden. "Home garden" means a garden maintained by one or more individuals who reside in a 
dwelling unit located on the subject property. Food and horticultural; products grown in the home garden may be 
used for personal consumption or for donation or sale on-site. A home garden is an accessory use to a principal 
residential use.  

Home occupation. "Home occupation" means an occupation carried on within the main building by the 
occupant of the dwelling as a secondary use, in connection with which there is no display, no stock in trade nor 
commodity sold upon the premises, no person employed, and no mechanical equipment used except that which is 
normally necessary for housekeeping purposes.  

Homeless shelter. "Homeless shelter" means the same as "emergency shelter."  

Hospice. "Hospice" means a program that provides care for clients in the last stages of a terminal illness 
within the client's home or a home-like facility.  

Hospital. "Hospital" means a facility providing medical, psychiatric or surgical service for sick or injured 
persons, primarily on an in-patient basis, and including ancillary facilities for out-patient and emergency treatment, 
diagnostic services, training, research, administration and services to patients, employees, or visitors.  

Hospital, long-term convalescent, or nursing and convalescent. "Long-term convalescent hospital" or 
"nursing and convalescent hospital" means the same as "long-term health facility."  

Hospital, psychiatric. "Psychiatric hospital" means the same as "special hospital."  

Hotel. "Hotel" means a building in which lodging is provided and offered to the public for compensation, and 
which is open to transient guests for less than thirty days. No room rentals shall be provided on an hourly basis. 
The hotel may include facilities available to the general public, such as meeting and dining facilities and limited 
goods and services, provided these are an integral part of the hotel operations.  

Household pet. "Household pet" means any domesticated animal commonly maintained in residence with 
humans.  

Housing Development Project. "Housing Development Project" means a use consisting of either of the 
following: 

(1) Residential use only, with one or more units 

(2) Mixed-use developments consisting of residential and nonresidential uses in which the nonresidential 
uses are less than 50 percent of the total square footage of the development and are limited to neighborhood 
commercial uses (small-scale general or specialty stores that furnish goods and services primarily to residents of 
the neighborhood) and to the first floor of buildings that are two or more stories.  

Improvement, public. "Public improvement" means such street work and utilities as may be installed on land 
to be used for public or private streets, highways, alleys, pedestrian ways, ways, and easements, as are necessary 
for the general use and safety of the landowner and the public. Such street work and utilities may include 
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necessary monuments, street name signs, guardrails, barricades, safety devices, fire hydrants, grading, retaining 
walls, storm drains and flood control channels and facilities, erosion control structures, sanitary sewers, street 
lights, street trees, traffic warning devices (other than traffic signals), and such other facilities as may be required 
by this title.  

Incidental use. "Incidental use" means the same as "accessory use."  

 

Income, low. “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. 

Income, very low. “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. 

Industrial park. "Industrial park" means a special or exclusive type of industrial area designed or equipped to 
accommodate a community of industries, or approved under the procedure for planned development.  

Institution. An "institution" is a non-profit or quasi-public use, or institution such as a library, public or 
private school, hospital, or municipally owned or operated building, structure or land used for public purposes.  

Institution, health. For definitions relating to health institutions, see "clinic," "long-term health facility," and 
"hospital."  

Institution, philanthropic. For this definition, see "philanthropic institution."  

Inundation. "Inundation" means ponded water or water in motion of sufficient depth to damage property 
due to the presence of the water or due to deposits of silt. 

Junior Accessory Dwelling Unit (JADU): “Junior Accessory Dwelling Unit” means a unit that is no more than 
500 square feet in size and contained entirely within a single-family residence. A JADU may include separate 
sanitation facilities, or may share sanitation facilities with the existing structure. Refer to Section 18.030.390 for 
JADU regulations. 

Junk or salvage yard. "Junk or salvage yard" means any premises used for the keeping or storage of junk, 
including but not limited to iron and scrap metals, paper, rags, glass, wood and similar materials, and includes the 
dismantling of machinery or the storage or keeping for sale of parts and equipment resulting from dismantling or 
wrecking operations on said property or elsewhere. "Junk or salvage yard" also includes the baling of cardboard, 
cardboard boxes, paper and paper cartons. Compare "automobile dismantling, or wrecking yard" and "scrap metal 
processing."  

Kennel. "Kennel" means any place where three or more dogs are kept for breeding purposes and where the 
pups are sold to any other person; or where dogs are received for care or for boarding by the day, week or month, 
or for longer periods of time.  

Kitchen. "Kitchen" means any room or space within a building designed, intended to be used, or used for the 
cooking or the preparation of food.  

Landscaping. "Landscaping" means the use of architectural and horticultural materials to provide control of 
erosion, dust, weeds, and accumulation of litter in a manner complementary to the purpose of adding natural 
environmental quality to the premises. "Landscaping" includes the planting and maintenance of some combination 
of trees, shrubs, groundcover, vines, flowers, lawns or other planting materials, other than weeds, providing 
shade, visual screening, aesthetic enhancement, soil conservation, and the removal or reduction of fire hazards, 
rodent harborages, vermin, and disease-bearing creatures. In addition, the combination or design may include 
natural features such as rock and stone, and structural features such as pools, art work, screens, walls, fences and 
benches. See also "fence" and "screening" as defined in the glossary.  
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Landscaping maintenance. "Landscaping maintenance" includes sufficient irrigation, fertilization, pruning, 
trimming, training, and all other reasonable acts necessary to keep plants in a healthy vigorous condition. 
Maintenance also includes removal of weeds, dead materials and accumulated litter, rubble, or other foreign 
substances; and reseeding, and replacement of dead plants and planting where necessary to restore a landscaped 
area to the level of "coverage" required of a new installation.  

Large format retail. "Large format retail" is a single retail sales facility that has greater than twenty thousand 
square feet of gross floor area and is contained in a single building.  

Loading berth. "Loading berth" means a space within a loading facility, exclusive of driveways, aisles, 
maneuvering areas, ramps, columns, landscaping areas, office and work areas, for the temporary parking of a 
commercial vehicle while loading or unloading goods or materials, and which abuts upon a street, alley, or other 
appropriate means of access.  

Loading facility. "Loading facility" means an area, either open or enclosed, or partially enclosed within a 
structure or portion thereof, designed or used for the temporary parking of commercial vehicles while loading or 
unloading goods or materials.  

Lot. The following shall constitute a legal building site:  

1. A parcel of land which is shown on a final subdivision map recorded in the office of the county 
recorder, pursuant to the provisions of the Subdivision Map Act; or  

2. A parcel of land, the dimensions or boundaries of which are defined by a duly recorded record of 
survey map; or  

3. A parcel of land shown on the approved lot split map on file in the city engineering department; or  

4. A parcel of land which is shown on an approved parcel map recorded in the office of the county 
recorder; or  

5. A parcel of land not described as in subsections 1, 2, 3, and 4 of this definition and legally subdivided 
prior to the adoption of this National City Land Use Code.  

Lot area. "Lot area" means the total area, measured on a horizontal plane, included within the lot lines of a 
lot or parcel of land.  

Lot, corner. "Corner lot" means a lot or parcel of land situated at the intersection of two or more streets or 
highways, which streets or highways have an angle of intersection, measured within the lot or parcel of land, of 
not more than one hundred thirty-five degrees.  

Lot coverage. "Lot coverage" means that percentage of a lot which, when viewed directly from above, would 
be covered by a structure or structures, or any part thereof, excluding projecting roof eaves.  

Lot depth. "Lot depth" means the horizontal distance between the front and rear lot lines, measured in the 
mean direction of the side lot lines.  

Lot frontage. For a definition of "lot frontage," see "frontage."  

Lot, interior. "Interior lot" means a lot other than a corner lot or reversed corner lot.  

Lot, key. "Key lot" means the first interior lot to the rear of a reversed corner lot and not separated by an 
alley.  

Lot line. "Lot line" means the property line bounding the lot.  

Lot line, front. "Front lot line" means a line separating an interior lot from a street or highway, or a line 
separating the narrower street frontage of a corner lot from the street or highway. In the case of a corner lot with 
equal frontages on intersecting streets, the front lot line shall be the continuation of the street line with the 
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greatest number of lot frontages in the block. In the case of landlocked lot, the front lot line shall be that which is 
closest to the street on which the lot is addressed. 

Lot line, rear. "Rear lot line" means a lot line which is opposite and most distant from the front lot line and, in 
the case of an irregular, triangular, or gore-shaped lot, a line ten feet in length within the lot, parallel to and at the 
maximum distance from the front lot line.  

Lot line, side. "Side lot line" means any lot boundary line not a front lot line or a rear lot line.  

Lot, reversed corner. "Reversed corner lot" means a corner lot, the side street line of which is substantially a 
continuation of the front lot line of the first lot to its rear.  

Lot, through. "Through lot" means a lot having frontage on two parallel or approximately parallel streets.  

Lot width. "Lot width" means the horizontal distance between the side lot lines measured at right angles to 
the lot depth at a point midway between the front and rear lot lines.  

Low Barrier Navigation Center. “Low Barrier Navigation Center” means a Housing First, low-barrier, service-
enriched shelter focused on moving people into permanent housing that provides temporary living facilities while 
case managers connect individuals experiencing homelessness to income, public benefits, health services, shelter, 
and housing. “Low Barrier” means best practices to reduce barriers to entry, and may include, but is not limited to, 
the following: 

(1) The presence of partners if it is not a population-specific site, such as for survivors of domestic 
violence or sexual assault, women, or youth. 

(2) Pets. 

(3) The storage of possessions. 

(4) Privacy, such as partitions around beds in a dormitory setting or in larger rooms containing more 
than two beds, or private rooms. 

 

Maintenance and service facilities. "Maintenance and service facilities" means a facility supporting 
maintenance, repair, vehicular or equipment servicing, material storage, and similar activities, including 
corporation yards, equipment service centers and similar uses having characteristics of commercial services or 
contracting or industrial activities.  

Major highway. For definition, see "freeway."  

Maps. For definitions relating to maps, see "final map," "parcel map" "Subdivision Map Act," "tentative 
map," and "zoning map" in the glossary.  

Mass. "Mass" means three dimensional form; the visual impact of a building's height, depth, and length.  

"Massage". See Municipal Code Sections 10.79 and 18.30.370.  

Marquee. "Marquee" means a fixed shelter used only as a roof and extended over a building line, and which 
is entirely supported by the building to which it is attached. Compare "awning" and "canopy" in the glossary.  

Medical office/medical clinic. "Medical office/medical clinic" means a facility providing medical, psychiatric, 
or surgical services for sick or injured persons exclusively on an out-patient basis, including emergency treatment, 
diagnostic services, training, administration and services to out-patients, employees or visitors.  

Medium manufacturing/processing. "Medium manufacturing/processing" includes uses that have 
moderately objectionable environmental influences by reason of the emission of odor, heat, smoke, noise, or 
vibration. Such uses include the manufacture of food products, drugs, pharmaceuticals and the like; wineries, 
distilleries, and large breweries; lumber yards and wood products; leather products; plastics; paper products and 
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packaging material; floor coverings; stone, clay, glass, and concrete activities and products; manufacturing of 
textile products; metal fabrication and welding; vehicle manufacture, railroad equipment; and any other uses 
found by the city to be of the same general character of those listed here.  

Merchandise. "Merchandise" means any tangible object of nominal or value greater than one cent including, 
but not limited to, all manufactured products, food, goods and flowers, but excluding "newspapers."  

Microbrewery. "Microbrewery" means a pub or restaurant that also produces and sells beer on the premises. 
Generally, a microbrewery produces fewer than ten thousand barrels of beer and ale a year.  

Military installations. "Military installations" means military facilities of the federal and state governments.  

Mini-warehouse/self-storage. "Mini-warehouse" (also known as self-storage facilities) means a building used 
for private rental of space for temporary storage of household goods and materials other than storage by 
commercial "household goods storage" businesses and except "warehouses."  

Mixed-use. The term "mixed-use" shall be defined as a combination of commercial and residential uses or 
structures, designed and built on a single lot or parcel, or as components of a single development.  

Mobile home. A "mobile home" is defined by Section 798.3 of the California Civil Code.  

Mobile home park. "Mobile home park" means an area of land where two or more mobile home sites are 
rented or leased, or offered for rent or lease, to accommodate mobile homes used for human habitation.  

Mobile home site. "Mobile home site" means that portion of a mobile home park set aside and designated 
for the occupancy of a mobile home and including the area set aside or used for parking or structures, including 
awnings, cabanas or ramadas which are accessory to the mobile home.  

Model home. "Model home" means a dwelling or residential building having all of the following 
characteristics:  

1. Said dwelling is constructed upon a proposed lot previously designated as a model home site by the 
planning commission in a subdivision for which the commission has approved or conditionally 
approved a tentative map but for which a final map has not yet been recorded;  

2. The proposed lot upon which the model home is constructed is recognized as a legal building site for 
the duration of the model home permit;  

3. No certificate of occupancy for such dwelling has been issued by the director of building and housing;  

4. Where applicable, temporary access to such dwelling is permitted over future streets previously 
restricted to public access; and,  

5. Said dwelling is intended to be temporarily utilized as an example of the dwellings which have been 
built or which are proposed to be built in the same subdivision.  

Motel. "Motel" means any building or group of buildings containing guest rooms for overnight visitor 
accommodations and not more than thirty days. No room rentals shall be provided on an hourly basis. The motel 
may include facilities available to the general public, such as dining facilities, provided these are an integral part of 
the motel operations.  

Motor vehicle. "Motor vehicle" means a self-propelled device used or intended to be used for the 
transportation of freight or passengers upon a street or highway, excepting a device moved by human power or a 
device used exclusively upon stationary rails or tracks. See also "recreational vehicles" and automobile-related 
definitions, plus "accessory vehicle," "commercial vehicle" and "vehicle."  

Multi-unit residential. "Multi-unit residential" is a residential structure containing three or more residential 
dwelling units.  
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Mural. "Mural" means a painting, graphic design, or pictorial representation applied directly or attached to 
an exterior mounting surface or exterior wall that is visible from any point of any public right-of-way, including 
public street, sidewalk, or trail. Any representation which identifies a business or building by logo, product, service, 
trademark, message, or slogan shall be considered a sign.  

Neighborhood corner store. "Neighborhood corner store" means a small convenience store not more than 
three thousand square feet established in a residential zone pursuant to Section 18.30.260.  

Neighborhood garden. "Neighborhood garden" is an area of land, one acre or less, managed and maintained 
by an individual or group of individuals to grow and harvest food and horticultural products for personal or group 
consumption, for sale or donation. A neighborhood garden may be divided into separate garden plots for 
cultivation by one or more individuals or may be farmed collectively by members of the group. Neighborhood 
garden group members may or may not reside on the subject property. Sale and donation of food and horticultural 
products grown in the neighborhood garden may occur on-site. A neighborhood garden may be a principal or 
accessory use.  

Net area. For this definition, see "area, net."  

Nonconforming structure. "Nonconforming structure" means a structure which was lawfully erected prior to 
the adoption of the ordinance codified in this title but which, under the provisions of this title, does not conform to 
the standards of coverage, yards, height of structures, or distances between structures prescribed in the 
regulations for the zone in which the structure is located.  

Nonconforming use. "Nonconforming use" means a use of a structure or land, which was lawfully established 
and maintained prior to the adoption of the ordinance codified in this title, but which, under the provisions of this 
title, does not conform with the use regulations for the zone in which it is located.  

Nursing home. "Nursing home" means the same as "long-term health facility."  

Office. "Office" means an establishment providing direct, "over-the-counter" services to consumers and 
office-type facilities occupied by businesses providing professional services and/or engaged in the production of 
intellectual property. This includes, but is not limited to such uses as accounting, auditing, and bookkeeping 
services, advertising agencies, travel reservation centers, architectural, engineering, planning, and surveying 
services, real estate and related services, legal services, art and design services, computer software and hardware 
design, counseling services, data processing services, detective agencies, insurance companies, telemarketing, 
management and public relation services, photography studios, writer and artist offices, postal facilities, 
administrative and clerical services, or public contact offices of a government agency, and banks and financial 
institutions.  

Open space, common usable. "Common usable open space" means recreational or leisure space for the 
shared use of residents of a multi-unit development with no dimension less than twenty feet and may include 
gardens, playgrounds, courtyards, swimming pools, sitting areas, court games, recreation rooms, exercise rooms or 
gyms, spas, community rooms, lawn/turf used for open play, ponds, fountains, atriums, picnic areas, rooftop 
gardens or green roofs, or similar uses or facilities.  

Open space, private usable. "Private usable open space" means an outdoor recreational or leisure space 
devoted to the exclusive use of a unit with no dimension less than five feet, including the following: patio, porch, 
and balcony.  

Open space, usable roof area. "Usable roof area open space" means that part of a roof which is usable by all 
residents of the building, is accessible to all residents by a passageway from the buildings, is enclosed by parapet 
or ground rails adequate for the safety of the occupants, has no dimension less than twenty feet, and is developed 
for active or passive recreational use.  

Outdoor advertising display. "Outdoor advertising display" means any card, paper, cloth, metal, glass, 
wooden or other display or device of any kind placed for outdoor advertising purposes on the ground or on any 
tree, wall, rock, structure, or other object.  
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Outdoor advertising structure. For definitions relating to outdoor advertising structures, see sign-related 
definitions.  

Outdoor storage. "Outdoor storage" means storage of goods and materials outside of any building or 
structure, but not including storage of a temporary or emergency nature.  

Overlay zoning/overlay zone. "Overlay zoning is a regulatory tool that creates a special zoning district, placed 
over an existing base zone(s), which identifies special provisions in addition to those in the underlying base zone. 
The overlay district can share common boundaries with the base zone or cut across base zone boundaries. 
Regulations or incentives are attached to the overlay district to protect a specific resource or guide development 
within a special area."  

Pad, building. "Building pad" means the area occupied by a building or buildings on a building site, including 
the open area contiguous to and surrounding such buildings and having a slope not greater than ten percent. 
Building pads shall be exclusive of required front yards.  

Parapet. "Parapet" means the part of a wall which rises above the edge of a roof.  

Parcel. For a definition of "parcel," see "lot."  

Parcel map. "Parcel map" means a map showing the division of land, as described in the California 
Subdivision Map Act, and prepared in accordance with the provisions of this title and the Subdivision Map Act.  

Pergola. "Pergola" means an open framework over a walkway or path, which is usually designed to be 
covered in climbing plants; a walk framed by columns or posts and covered by cross members.  

Park (active recreation). "Park (active recreation)" means a piece of land that is not part of a residential 
development, which is developed with such uses as sports fields, court games, skate parks, swimming pools, and 
other recreational uses that have the potential to generate a lot of noise.  

Park (passive recreation). "Park (passive recreation)" means a piece of land that is not part of a residential 
development, which is generally kept in a natural state and contains sitting areas, picnic areas, trails, and other 
recreational activities that do not generate a significant amount of noise.  

Parking facility. "Parking facility" means an area other than a street or other public way, either open or 
enclosed within a structure or portion thereof, designed or used for the parking of motor vehicles.  

Parking facility, accessory. "Accessory parking facility" means a parking facility which is accessory to a 
structure or use on the same lot or another lot, and may include both required or permitted parking stalls.  

Parking garage, private, or carport, private. "Private parking garage" or "private carport" means a detached 
accessory building or portion of a main building assigned for the parking or temporary storage of automobiles of 
the occupants of the premises.  

Parking garage, public. "Public parking garage" means a structure or portion thereof designed or used for the 
parking of motor vehicles and some or all of whose parking stalls are non-accessory. Commercial or public parking 
garages may include accessory off-street parking stalls limited to such stalls which are accessory to other 
structures or uses on the same lot.  

Parking lot. "Parking lot" means an open area, other than a street, used or designated to be used for 
temporary storage of vehicles, and which is available for either public or private use, whether free, for 
compensation, as an accommodation for clients or customers, or for private use.  

Parking lift, mechanical. A "mechanical parking lift" is an automated parking lift contained entirely within a 
parking lift rack structure for parking two or more vehicles. The parking lift rack structure is two or more tiers high 
and is erected indoors or outdoors. Parking spaces for a mechanical parking lift are considered tandem spaces.  
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Parking space or stall. "Parking space" or parking stall" means a permanently surfaced space within a parking 
facility, exclusive of driveway, aisles, maneuvering or landscaped areas, ramps, columns, office and work areas, for 
the parking of one motor vehicle.  

Parkway. "Parkway" means the space located between the street curb and the property line. The parkway 
may include a sidewalk and a landscape strip, a sidewalk, or a sidewalk with a cut-off for a street tree.  

Patio structure. "Patio structure" means an attached roofed structure open on one or more sides, whose 
principal use shall be for indoor-outdoor living and recreation.  

Pawn shop. A "pawn shop" is a business that offers secured loans to people, with items of personal property 
used as collateral.  

Payday lender. "Payday lender" means an establishment that provides monetary loans to borrowers that 
must be paid in full, usually at a high interest rate, when the borrowers receive their next pay check.  

Pedestrian way. "Pedestrian way" means a right-of-way for pedestrians, free from vehicular traffic and 
including access ramps, stairs, and mechanical lifts and routes through buildings which are available for public use.  

Performance standards. For provisions regarding "performance standards," see Chapter 18.4, Title 7, and 
Title 12 and specific definitions dispersed throughout this title.  

Petroleum bulk plant. "Petroleum bulk plant" means any premises used for the wholesale distribution and 
storage of gasoline, oil or petroleum products, but not including the storage of liquid petroleum gas, a tank farm, 
or connection to a pipeline constituting, in effect, a petroleum terminal.  

Pet grooming. "Pet grooming" is a personal service establishment that, for a fee, trims, cleans or curries 
domestic pets such as dogs and cats and which may sell pet supplies. This term shall not include establishments 
which board pets or provide pet day care.  

Pet shop. "Pet shop" means any store, department of any store, or place of business where dogs, cats, 
monkeys, birds, reptiles, or any other animals are kept for sale, for hire, or are sold.  

Philanthropic institution. "Philanthropic institution" means a nonprofit, charitable institution devoted to the 
housing, training or care of children, or of aged, indigent, handicapped or underprivileged persons, but not 
including the following: office buildings, except as an accessory to and located on the same lot with an institutional 
activity, as listed above; hospitals, clinics or sanitariums, correctional institutions; institutions or homes for the 
insane or those of unsound mind; lodging houses or dormitories providing temporary quarters for transient 
unemployed persons; organizations devoted to collecting and salvaging new or used materials; or organizations 
devoted principally to distributing food, clothing or supplies on a charitable basis.  

Planning commission. For this definition, see Chapter 2.28.  

Planning division. The "planning division" is a unit of city government responsible for reviewing land 
development proposals, ensuring compliance with the city's General Plan, Land Use Code, Local Coastal Program 
Land Use Plan (PDF), Local Coastal Program Implementation (PDF), State Subdivision Map Act, California 
Environmental Quality Act (CEQA), and other applicable local and state regulations. The planning division also 
provides staff support to the planning commission, and recommends and implements changes to the land use 
section of the Land Use Code.  

Postal facilities. "Postal facilities" means postal services, including post offices, bulk mail processing or 
sorting centers, operated by the United States Postal Service.  

Principal permitted use. "Principal permitted use" means the primary allowed land use. Where more than 
one use is located within a single place, the principal use is that activity to which the greatest amount of floor 
and/or ground space is devoted. All other activities are "accessory uses." An accessory use that is clearly 
subordinate and incidental to a permitted use is a component of that permitted use.  
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Private road easement. "Private road easement" means a parcel of land not dedicated as a public street but 
intersecting or connecting with a public street, or another private street, for which a private easement for road 
purposes has been proposed or granted to the owners of property contiguous or adjacent thereto, and for which 
an instrument creating the easement has been duly recorded and filed with the county recorder.  

Projection, architectural. "Architectural projection" means anything attached to and extended outside the 
outer face of the exterior wall of a structure and not intended for shelter or occupancy.  

Property line. "Property line" means a line separating parcels of real property having separate legal 
descriptions, but not including a building line.  

Public assembly. "Public assembly" means an institution, such as a church or lodge, that people regularly 
attend to participate in or hold religious services, public meetings, or other similar activities. This term does not 
carry a secular connotation and includes the buildings or other locations in which the religious services of any 
denomination are held.  

Public safety facilities. "Public safety facilities" means facilities for conduct of public safety and emergency 
services, including police and fire protection services and emergency medical and ambulance services.  

Public utility service center. "Public utility service center" means any building or premises used for the 
administration of public utility repair, maintenance and installation crews, including parking for vehicles not to 
exceed one and one-half-ton rated capacity, but not including warehouses or storage yards.  

Public utility service yard. "Public utility service yard" means any building or premises used for the office, 
warehouse, storage yard, or maintenance garage of a public utility, including microwave repeater stations when 
incorporated as a part of the service yard use. See also "communication equipment building" and "telephone 
repeater station."  

Public way. "Public way" means any street, alley, pedestrian way, channel, viaduct, subway, tunnel, bridge, 
easement, right-of-way, or other way in which a public agency has a right of use. See also "street or public street" 
and "freeway."  

Quarry. "Quarry" means any place on a lot or parcel of land where dirt, soil, sand, gravel, rock, clay, 
decomposed granite, or other similar material is removed by excavation or otherwise. "Quarry" includes mining 
operations for the removal of ores, precious stones, or other solid minerals, but shall not include excavation and 
removal of materials from a lot or parcel of land preparatory to construction of a building for which a building 
permit has been issued and remains in full force and effect, provided that such excavation is confined to that 
necessary for such building construction, but in no event shall more than five thousand cubic yards of soil or other 
excavated materials be removed from the premises; or excavation, on a lot, parcel of land or subdivision, 
necessary to grading, building construction or operation on the premises, where a building permit is not in full 
force and effect, provided that such grading is necessary to prepare a site for a lawful use permitted thereon, but 
in no event shall more than five hundred cubic yards of soil or other excavated materials be removed from such 
premises.  

Railroad facilities. "Railroad facilities" means railroad yards, equipment servicing facilities and terminal 
facilities.  

Real estate sales office. "Real estate sales office" means a sales office established and maintained in one 
model home as approved by the planning commission, or in a single-family dwelling on a recorded lot previously 
designated as a model home site by the planning commission and serving temporarily as an example of houses in 
the same subdivision, and subject to the provisions of this title.  

Rear lot line. For this definition, see "lot line, rear."  

Rear yard. For this definition, see "yard, rear."  

Recreational vehicles:  
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1. "Recreational vehicles" include the following:  

a. Boats and boat trailers, including boats, floats, and rafts, plus the normal equipment to transport 
the same on a highway;  

b. Campers, which are structures designed primarily to be mounted upon a motor vehicle and with 
sufficient facilities to render same suitable for use as a temporary dwelling for camping travel, 
recreational and vacation purposes;  

c. Full tent trailers, which are canvas folding structures mounted on wheels and designed for travel 
and vacation use;  

d. Motorized homes, which are portable dwellings designed and constructed as an integral part of a 
self-propelled vehicle;  

e. Travel trailers, which are vehicular portable structures built on a chassis and designed to be used 
as temporary dwellings for travel, recreational and vacation uses permanently identified as a 
travel trailer by the manufacturer.  

2. See also "mobile home" and "motor vehicle."  

Recreation, commercial. "Commercial recreation" means recreation facilities operated as a business and 
open to the general public for a fee.  

Recreation, private, noncommercial. "Noncommercial private recreation" means clubs or recreation facilities 
operated by a nonprofit organization and open only to bona fide members of such nonprofit organization.  

Recreation, public. "Public recreation" means publicly owned or operated recreation facilities.  

Recreation room or building. "Recreation room or building" means a room, contained in either a main 
building or an accessory building, designed to be utilized primarily for games, the pursuit of hobbies, social 
gatherings, and such activities. Such a room may contain such plumbing fixtures as are utilized in a bar or for 
hobby activities. Such a room in a single-family or two-family dwelling, or in an accessory building appurtenant to a 
single-family or two-family dwelling, may not include facilities for the cooking and preparation of food. However, in 
a multiple residential use or in an accessory building appurtenant thereto, a recreation room which is for the 
common use of all the dwelling units therein may contain facilities for the cooking and preparation of food.  

Rectory. "Rectory" is the residence of one or more leaders of a religious institution of any denomination and 
may also function as the administrative offices of the religious institution. A rectory is also known as a presbytery, 
parsonage, or manse.  

Recyclables or recyclable materials. "Recyclables" or "recyclable materials" means plastic bottles, plastic 
containers, glass bottles, glass jars, newspapers, aluminum and/or metal cans, and any other material designated 
by the city as a recyclable material in Chapter 9.52.  

Renewable energy infrastructure. "Renewable energy infrastructure" is equipment used to generate 
electricity or heat from renewable or low-carbon sources. Renewable energy infrastructure includes, but may not 
be limited to, solar power, wind power, electric vehicle charging stations, and similar facilities and devices.  

Repair garage. For this definition, see "garage, repair."  

Research and development. "Research and development" means a laboratory facility that is primarily used 
for scientific research. This use can include the design, development, and testing of biological, chemical, electrical, 
magnetic, mechanical, and/or optical components in advance of product manufacturing. This use does not involve 
the fabrication, mass manufacture, or processing of the products.  

Residential building. "Residential building" means a building or portion thereof designed or used for human 
habitation.  
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Residential care home. "Residential care home" means a state authorized, certified, or licensed home serving 
six or fewer mentally disordered or otherwise handicapped persons or dependent or neglected children, and 
providing care on a twenty-four-hour-a-day basis, as defined in Section 5116, California Welfare and Institutions 
Code.  

Residential density. "Residential density" means the average number of families living on one acre of land in 
a given area. Net residential density is determined by dividing the total number of families in a defined area by the 
total acreage of all parcels of land within the area that are used for residential and accessory purposes. Gross 
residential density is obtained by dividing all land in a defined area used for residences, streets, local schools, local 
parks, and local shopping facilities into the total number of families in said area.  

Rest home. "Rest home" means the same as "long-term health facility."  

Restoration is initiated. "Restoration is initiated" means that, at a minimum, a building permit application has 
been issued.  

Retail sales or retail store. "Retail sales" or "retail store" means the sale of goods, merchandise or 
commodities for consumption or use by the purchaser.  

Right-of-way. "Right-of-way" means an area of land reserved for public or private easements.  

Roadway. "Roadway" means that portion of a right-of-way for a street, highway or alley designed or used for 
accommodating the movement of vehicles.  

Rooming or boarding house. "Rooming or boarding house" means a private residence which is rented out to 
more than two paying guests.  

Rubbish. "Rubbish" means refuse and waste material, whether combustible or noncombustible, not included 
within the definition of garbage as herein defined, including but not limited to paper, rags, leaves, glass, cans, 
ashes, tree and vine trimmings. It shall not include plaster, rock sand, dirt, automobile frames or fenders, or waste 
material pertaining to building operations, construction or repair. It shall not mean discarded water heaters or 
furniture.  

Salvage yard. For this definition, see "yard, salvage."  

Satellite television antenna. "Satellite television antenna" means a device or instrument designed or used for 
the reception of television or other electronic communications signals broadcast or relayed from an earth satellite. 
It may be a solid, open-mesh or bar-configured structure, typically eight feet in diameter, in the shape of a shallow 
dish or parabola.  

Scale. "Scale" means the measurement of the relationship of one object to another object. The scale of a 
building or the scale of a building's components can be described in terms of its relationship to a human being. A 
building's scale can range from intimate or pedestrian-scale to monumental. Intimate or pedestrian-scale refers to 
the portions of a building that are around eight to ten feet in height above the ground plane. A monumental scale 
is used to present a feeling of grandeur. Building types which commonly use a monumental scale usually include 
banks, churches, and civic buildings.  

Soffit. "Soffit" means the finished underside of an eave.  

School, elementary and high. "Elementary school" and "high school" mean institutions of learning which 
offer instruction in the several branches of learning and study required to be taught to the public schools by the 
Education Code of the state. "High school" includes junior and senior high schools.  

School, trade, vocational, business or professional. "Trade school," "vocational school," "business school" or 
professional school" means an institution of learning which offers specialized instruction as preparation for 
entrance into, or as supplementary training in, a specific field or endeavor. Such institutions include, but are not 
limited to, secretarial schools, barber schools, modeling schools, language schools, electronics schools, dancing 
schools, and art schools.  
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Scrap metal processing. "Scrap metal processing" means the recovery of metals from salvage for 
consumption by primary metals industries, using cutting, shredding, and melting processes. "Scrap metal 
processing" includes the preparation of such salvaged metals for reshipment. "Scrap metal processing" does not 
include wrecking yards, junkyards, or any similar use where metals are stored or sold as secondhand or used 
materials. Nonmetallic salvage or processing not clearly incidental to the principal use shall not be allowed.  

Screening. "Screening" means solid walls, solid fences, or dense living hedges for the purpose of concealing 
from view the area behind such structure or hedge. See also "fence" and "landscaping."  

Second unit. "Second unit" is a small, self-contained residential unit built on the same lot as an existing 
primary residence or built in conjunction with a primary residence. It provides complete independent living 
facilities for one or more persons. Second units are also referred to as "accessory dwelling units," "in-law 
apartments," "granny flats," "ancillary apartments" or "carriage houses." Second units may be attached to or 
detached from the primary residence. Refer to Section 18.21.050 for second unit regulations.  

Secondhand dealer. A "secondhand dealer" means and includes any person, co-partnership, firm, or 
corporation whose business includes buying, selling, trading, taking in pawn, accepting for sale on consignment, 
accepting for auctioning, or auctioning secondhand tangible personal property, as defined in this Glossary.  

Secondhand tangible personal property. "Secondhand tangible personal property" includes, but is not limited 
to, all secondhand tangible personal property that bears a serial number or personalized initials or inscription or 
which, at the time it is acquired by the secondhand dealer, bears evidence of having had a serial number or 
personalized initials or inscription, as defined by the California Business and Professions Code. In addition, 
secondhand tangible personal property also includes precious metals such as gold, silver, platinum, and jewelry.  

Senior citizens' housing. For this definition, see "senior housing."  

Senior housing. "Housing for the elderly" or "senior housing," also called "elderly housing and senior citizen 
housing" means a project specially designed for elderly persons and providing living unit accommodations. Senior 
housing may also include spaces for common use by the occupants in social and recreational activities and, when 
needed, incidental facilities and space for the project residents.  

Setback. "Setback" means a horizontal distance determining the location of a building with respect to a 
street, zone boundary line, or another use. Where the term "setback" is used in conjunction with a modifying word 
or words, such as "parking area," the setback shall, in its application, include but not be limited to building.  

Shared parking. "Shared parking" means parking spaces shared by more than one user or land use.  

Shopping center. "Shopping center" means a group of commercial establishments planned and developed, 
owned or managed as a unit, with off-street parking and loading provided on the property, and related in its 
location, size, and type of shops to the trade area which the unit serves.  

Sidewalk. "Sidewalk" means that portion of a thoroughfare, other than a roadway, set apart by curbs, 
barriers, markings or other delineations for pedestrian travel.  

Sidewalk café. "Sidewalk café" means the outdoor seating portion of an eating or drinking establishment 
such as a restaurant, coffeehouse, or café. Sidewalk cafes must conform to the regulations set forth in Section 
18.30.200.  

Side yard. For this definition, see "yard, side."  

Sight visibility triangle. Refer to "traffic visibility triangle."  

Site, building. For this definition, see "building site."  

Site, Vacant. A “vacant site” means a site without any houses, offices, buildings, or other significant 
improvements on it. Improvements are generally defined as development of the land or structures on a property 
that are permanent and add significantly to the value of the property. 
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Site, Nonvacant. A “nonvacant site” means a site with one or more houses, offices, buildings, or other 
significant improvements on it. Improvements are generally defined as development of the land or structures on a 
property that are permanent and add significantly to the value of the property. 

Skilled nursing facility. "Skilled nursing facility" means an institution, or part of an institution, that provides 
licensed, skilled nursing care and related services for patients who require twenty-four-hour medical, nursing or 
rehabilitative services.  

Sloping terrain. "Sloping terrain" means any ground surface having a rate of incline or decline of greater than 
a ten percent gradient.  

Solar array. A "solar array" is an electrical device consisting of a large array of connected solar cells  

Solar collector. A "solar collector" is any of several devices that absorb and accumulate solar radiation for use 
as a source of energy.  

Solar energy system:  

(1) Any solar collector or other solar energy device, certified pursuant to state law, along with its ancillary 
equipment, whose primary purpose is to provide for the collection, storage, and distribution of solar 
energy for space heating, space cooling, electric generation, or water heating.  

(2) Any structural design feature of a building, whose primary purpose is to provide for the collection, 
storage, and distribution of solar energy for electricity generation, space heating or cooling, or for 
water heating.  

Specific plan. "Specific plan" means a definite statement, adopted by ordinance, of policies, standards, and 
regulations, together with a map or description defining the location where such policies, standards, and 
regulations are applicable.  

Stall, parking. For a definition of "parking stall."  

Storage, outdoor. For a definition of "outdoor storage."  

Story. For a definition of "story," see the Uniform Building Code.  

Street or public street. "Street" or "public street" means any public thoroughfare other than an alley or walk. 
Where a subdivision has been recorded containing lots which abut only on an alley or walk, the alley or walk may 
be considered to be a street.  

Street, collector. "Collector street" means a street (including the principal access streets of a subdivision) 
which carries traffic from local streets, either directly or by way of other existing or proposed collector streets, to a 
major or secondary highway.  

Street line. "Street line" means the boundary line between a street and the abutting property.  

Street, local. "Local street" means any street, other than a collector street, major or secondary highway or 
freeway, providing access to abutting property and serving local, as distinguished from through, traffic.  

Street or alley, future. "Future street or alley" means any real property which the owner thereof has offered 
for dedication to the city for street or alley purposes but which has been rejected by the city council subject to the 
right of the council to rescind its action and accept by resolution at any later date and without further action by the 
owner all or part of said property as a public street or alley.  

Street, private. "Private street" means a private road easement that the director determines to be adequate 
for access and which conforms to such dimensional and improvement standards as are adopted by the 
commission.  

Street, side. "Side street" means a street which is adjacent to a corner lot and which extends in the general 
direction of the line determining the depth of the lot.  
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Structural alteration. "Structural alteration" means any change in the supporting members of a building, such 
as foundations, bearing walls, columns, beams, floor or roof joists, girders, or rafters, or changes in roof or exterior 
lines.  

Structure. "Structure" means anything constructed or erected which is supported directly or indirectly on the 
earth, but not including any vehicle which conforms to the California State Vehicle Act. "Structure" includes any 
building or accessory building which can be used for the housing, shelter, or enclosure of persons, animals, 
chattels, or property of any kind, plus fences, walls, billboards, platforms, towers, panels and signs.  

Structure, accessory. For this definition, see "accessory structure."  

Subdivision Map Act. "Subdivision Map Act" means the Subdivision Map Act of the state.  

Studio or efficiency unit. "A studio or efficiency unit" means a dwelling that combines kitchen, living, and 
sleeping rooms into one room.  

Substantial conformance. "Substantial conformance" means a determination in which a revision to a 
development that was approved through a permit or tentative map complies with the objectives, standards, 
guidelines, and conditions, for that permit or tentative map.  

Supportive housing. Supportive housing is defined in Section 50675.14 of the Health and Safety Code and has 
no limit on the length of stay, is linked to on-site or off-site services, and is occupied by a target population as 
defined in Health and Safety Code Section 53260 (i.e., low income persons with mental disabilities, AIDS, substance 
abuse or chronic health conditions or persons whose disabilities originated before the person turned eighteen). 
Services typically include assistance designed to meet the needs of the target population in retaining housing, 
living and working in the community, and/or improving health and may include case management, mental health 
treatment, and life skills.  

Tandem parking. "Tandem parking" is where vehicles park nose-to-end or are stacked vertically. Tandem 
parking shall only be permitted in the Westside and Downtown Specific Plan areas, and in multi-family or mixed-
use developments within enclosed parking garages (see section 18.45.055).Add "In the case of a landlocked lot, the 
front lot line shall be that which is closest to the street on which the lot is addressed. See definition for "parking 
lift, mechanical."  

Tattoo. The terms "tattoo refers to any method of placing designs, letters, scrolls, figures, symbols or any 
other marks upon or under the skin of a human with ink or any other substance, resulting in the coloration of the 
skin by the aid of needles or any other instrument designed to touch or puncture the skin.  

Tattoo and body piercing establishment. A "tattoo and body piercing establishment" is an establishment that 
provides a service for tattoos and body piercing as defined in this section. See "tattoo" and "body piercing."  

Telecommunications facility/wireless telecommunications facility. "Telecommunications facility/wireless 
telecommunications facility" means a facility consisting of any commercial antenna, monopole, microwave dish, 
and/or other related equipment necessary for the transmission and/or reception of cellular, personal 
communication service, and/or data radio communications.  

Telephone repeater station. "Telephone repeater station" means a building used for housing amplifying 
equipment along aerial or underground telephone cable routes. See also "public utility service center" and "public 
utility service yard."  

Temporary use. For this definition, see "use, temporary."  

Tentative map. "Tentative map" means a map made for the purpose of showing the design of a proposed 
subdivision and the existing conditions in and around it, and need not be based upon an accurate or detailed final 
survey of the property.  
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Tentative map, revised. "Revised tentative map" means a map involving a revised arrangement of the 
streets, alleys, easements or lots within property for which a tentative map has been previously approved, or a 
modification of the boundary of the property.  

Termination, land use activity. "Termination" or "cessation" of a land use activity occurs when premises are, 
from outward appearance, vacated, abandoned, inoperative or disused for a consecutive period of thirty days or 
more, or when electric service has been discontinued by the occupant or the premises are barricaded, padlocked 
or otherwise closed to all entry; or when the holder of city permits or licenses advises city agencies that a use has 
terminated or ceased.  

Texture. "Texture" means variations in the exterior façade described in terms of the roughness of the surface 
material and the patterns inherent in the material or the patterns in which the material is placed.  

Threshold concentration or threshold limit value. For definitions, see "odor threshold concentration" and 
"odor threshold limit value."  

Tideland. "Tideland(s)" means that area designated by the state legislature to be the jurisdiction of the San 
Diego Unified Port District.  

Tobacco specialty business. "Tobacco specialty business" means any business, the primary use of which is the 
use and/or sale of tobacco products or paraphernalia. A business shall be determined a tobacco specialty business 
when more than forty percent of its floor area is devoted to the use, display, and/or sales of tobacco products 
and/or paraphernalia.  

Townhouses or townhomes. "Townhouses" means attached buildings, each containing a single dwelling unit 
and each located or capable of being located on a separate lot.  

Trailer. For definitions relating to trailers, see "recreational vehicles."  

Trailer, utility. "Utility trailer" means a vehicle designed to be drawn by a motor vehicle for the purpose of 
transporting cargo, but not including any recreational vehicle or mobile home. The vehicle shall not exceed two 
thousand pounds in weight. Compare "mobile home" and "recreational vehicles."  

Traffic visibility triangle. "Traffic visibility triangle" is a triangular area that defines a zone necessary for the 
clear view by the driver of a motor vehicle or a bicyclist of oncoming cross-street motor vehicle, bicycle or 
pedestrian traffic or of a traffic control device, and includes street intersection visibility triangles, alley intersection 
visibility triangles, and public access driveway visibility triangles for all land uses. A visibility triangle is the area 
encompassed by the triangle formed by projecting lines of a specified distance from the point of intersection of the 
front and side street edges of pavement and a straight line connecting the termini of said projected lines. Within 
the area comprising the triangle, no tree, fence, shrub, or other physical obstruction higher than three feet above 
the official grade lot line grade shall be permitted.  

Transit Priority Area. “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. 

Transient. "Transient" means any person who exercises temporary occupancy by reason of concession, 
permit, right of access or license under the provision of Civil Code Section 1940(b).  

Transitional housing. "Transitional housing" is defined in Section 50675.2 of the Health and Safety Code as 
rental housing for stays of at least six months but where the units are re-circulated to another program recipient 
after a set period. Transitional housing may be designated for a homeless individual or family transitioning to 
permanent housing. This housing can take several forms, including group housing or multifamily units, and may 
include supportive services to allow individuals to gain necessary life skills in support of independent living.  

Trash enclosure. A "trash enclosure" is a wall surrounding a trash bin or bins and accessible by a gate of 
sufficient width to allow the bin to be removed and which is constructed in a manner and of materials that blend 
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architecturally and aesthetically with the main structure. A trash enclosure shall not be considered in the 
calculations for lot coverage. See also Title 7.  

Travel trailer. For this definition, see "recreational vehicles."  

Trucking and transportation terminal. A "trucking and transportation terminal" is an establishment which 
provides the movement of goods/products from one location to another, where trucks/tractors are dispatched 
from a central location to haul goods/products from one location to another or to many other locations. A 
transportation facility may also include parking, refueling, and accessory uses including but not limited to an office, 
convenience goods and services, maintenance, and repair of vehicles.  

Unit, Single Room Occupancy (SRO). “Single Room Occupancy (SRO)” means “a rooming unit or efficiency 
living unit located in a building containing six or more such dwellings that are offered for occupancy by residential 
tenants for at least thirty consecutive days. Kitchen and bathroom facilities may be wholly or partially included in 
each living space or may be fully shared. 

Urban agriculture. "Urban agriculture" is the cultivation, processing, and distribution of edible vegetables, 
flowers, herbs, fruits, and other plants.  

Use. "Use" means the purpose for which land or structures are arranged, designed or intended, or for which 
either land or structures are, or may be, occupied or maintained. "Use" includes construction, establishment, 
maintenance, alteration, moving onto, enlargement, operation or occupancy.  

Use, accessory. For this definition, see accessory use."  

Use, conditional. For this definition, see "conditional use." For provisions regarding conditional use permits, 
see Chapter 18.12.  

Use, principal. "Principal use" means the main or primary purpose for which a structure or lot is designed, 
arranged or intended, or for which either may be used, occupied or maintained under this title.  

Use, temporary. "Temporary use" means a use of land or structures not intended to be of permanent 
duration and regulated by Chapter 15.60.  

Utility building. "Utility building" means a separate building on the same lot with the main building or a 
portion of an accessory building designed or intended for use as a washhouse, laundry room, or any similar 
purpose. Plumbing facilities are permitted but the building shall not be designed nor equipped for cooking or 
preparation of food.  

Utility facilities, major. "Utility facilities, major" means generating plants, electrical switching facilities and 
primary substations, refuse collection or disposal facilities, water and wastewater treatment plants and similar 
facilities.  

Utility facilities, minor. "Utility facilities, minor" means facilities which are necessary to support principal 
development and involve only minor structures such as lines and poles which are necessary to support principal 
development.  

Utility trailer. For this definition, see "trailer, utility."  

Variance. For a definition of "variance" and provisions regarding variances, see Chapter 18.12.120, variances.  

Vehicle. "Vehicle" means a device or craft that is designed or used to transport people or cargo. Vehicles 
include automobiles, trucks, boats and other watercraft, campers, motor homes and other recreational vehicles, 
trailers, and motorcycles. A semi-trailer truck and farm equipment shall not be included in the definition of a 
vehicle for the purpose of this Land Use Code.  

Vehicle, accessory. "Accessory vehicle" means any motor vehicle used in connection with the operation of 
any structure or use.  
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Vehicle, commercial. "Commercial vehicle" means a vehicle which when operated upon a highway is 
required to be registered as a commercial vehicle by the California Vehicle Code, and which is used or maintained 
for the transportation of persons for hire, compensation, or profit, or designed, used or maintained primarily for 
the transportation of property.  

Vehicle, recreational. For definitions relating to recreational vehicles, see "recreational vehicles."  

Vehicle queuing. "Vehicle queuing" is the length of a drive aisle necessary to allow for the movement of 
vehicles within a parking lot to a drive-up window service or other drive-through services without impeding the 
flow of traffic on-site and off-site.  

Vehicle storage yard, commercial. "Commercial vehicle storage yard" means the storage, for compensation 
or consideration, of more than one motor vehicle, recreational vehicle, or unoccupied mobile home on a parcel of 
land for a period of time exceeding seventy-two hours. A commercial vehicle storage yard shall comply with the 
provisions of Section 18.40.040 (Automobile Impound and Storage Yards) and Section 18.40.070 (Outdoor 
Storage). Premises used for the sale, lease, or rental of motor vehicles, recreational vehicles, or mobile homes shall 
not be governed by this section.  

Vehicular access rights. "Vehicular access rights" means the right or easement for access of owners or 
occupants of abutting lands to a public way other than as pedestrians.  

Vending machine. A "vending machine" is a device which dispenses a product or service, either for sale or for 
free, and which is activated entirely by the receiver of the product or service, including ice machines; food and 
beverage vending machines; purified, distilled or spring water vending machines; movie vending machines; and 
newspaper racks or similar. Vending machines do not include motor fuel pumps.  

Veterinary clinic. "Veterinary clinic" means a treatment center serving only those kinds of small, 
domesticated animals or household pets commonly maintained in residence with man.  

Veterinary hospital. "Veterinary hospital" means an establishment where more than six domestic animals are 
kept for observation, diagnosis, and medical care.  

Walk. "Walk" means any right-of-way for pedestrians, including sidewalks and inner-block walks.  

Walkway. "Walkway" means any path or way, which is some manner, is specifically designated exclusively for 
pedestrian travel.  

Warehouse. A "warehouse" is a building used for storage of goods or materials other than stock in trade of 
businesses on the premises or for goods stored in conjunction with permitted distribution type businesses 
operated on the premises or goods or materials manufactured on the premises. Warehouse includes the storage 
of impounded goods and materials, dead storage, and storage of in-transit commodities. It does not include mini-
warehouses or self-storage facilities.  

Waterfront related industry. "Waterfront related industry" includes waterfront uses and activities including 
small boat marinas; ship berthing; supportive commercial and recreational businesses; boat and other water 
vehicle sales, leasing, rentals, and service/repair; freight handling; any use operated and maintained by the San 
Diego Unified Port District as part of the marine terminal; and any other use determined by the city to have the 
same general character as those uses listed here.  

Water supply. "Water supply" means such water system supply and distribution facilities as are necessary to 
provide a reliable and adequate water supply for private use and public fire protection services.  

Wholesale store or sales. "Wholesale store" or "wholesale sales" means a business establishment engaged in 
selling to retailers or jobbers, rather than consumers.  

Wind energy system. "Wind energy system" means equipment that converts and then stores or transfers 
energy from the wind into usable forms of energy and includes any base, blade, foundation, generator, nacelle, 
rotor, tower, transformer, turbine, vane, wire, or other component used in the system.  
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Winery. "Winery" means an establishment that is licensed by the California Department of Alcoholic 
Beverage Control ("ABC") under a Type 2 license to manufacture and sell alcoholic beverages on the premises for 
on-site or off-site consumption. Minors are allowed on the premises (per ABC license regulations).  

Winery tasting room. "Winery tasting room" means an establishment which is licensed by the California 
Department of Alcoholic Beverage Control (ABC) under a Type 2 duplicate license to sell wine products that the 
licensee produces for on-site and off-site consumption, including sales of sealed wine bottles for off-site 
consumption. Only wine produced by the master licensee may be sold and/or consumed at the location. Minors 
are allowed on the premises (per ABC Type 2 license regulations).  

Yard. "Yard" means an open space, other than a court, on a lot or parcel of land, unoccupied and 
unobstructed from the ground upward, except as otherwise provided in this title.  

Yard, front. "Front yard" means an open space extending the full width of the lot measured between the 
building closest to the front lot line, which open space is between a building and the front lot line, unoccupied and 
unobstructed from the ground upward except as specified elsewhere in this title.  

Yard, front, least depth:  

1. "Front yard least depth" means the shortest distance, measured horizontally between any part of a 
building other than parts herein excepted, and the front lot line.  

2. Such depth shall be measured from the front lot line; provided, however, that if the proposed location 
of the right-of-way line of such street as adopted by the city differs from that of the existing street, 
then the required front yard least depth shall be measured from the right-of-way line of such street as 
adopted; or said building shall comply with the official setback lines as adopted by the city.  

Yard, rear. "Rear yard" means an open space between a building and the rear lot line, unoccupied and 
unobstructed from the ground upward and extending across the full width of the lot, except as specified elsewhere 
in this title.  

Yard, rear, least depth. "Rear yard least depth" means the shortest distance, measured horizontally, between 
any part of a principal building other than parts hereinafter excepted, and the rear lot line.  

Yard, side. "Side yard" means an open space extending from the front yard to the rear yard between a 
building and the nearest side lot line, unoccupied and unobstructed from the ground upward, except as specified 
elsewhere in this title. A side yard on the street side of a corner lot shall be known as an exterior side yard.  

Yard, side, least width:  

1. "Side yard least width" means the shortest distance, measured horizontally, between any part of a 
building other than parts herein excepted, and the nearest side lot line.  

2. Such width shall be measured from the nearest side lot line and, in case the nearest side lot line is a 
side street lot line, from the right-of-way line of the existing street; provided, however, that if the 
proposed location of the right-of-way line of such street as adopted by the city differs from that of the 
existing street, then the required side yard least width shall be measured from the right-of-way of such 
street as adopted; or said building shall comply with any applicable official setback lines.  

Zone. "Zone" means a portion of the territory of the city within which certain uniform regulations and 
requirements or various combinations apply under the provisions of this title.  

Zoning map. "Zoning map" means the designated official map or maps which show the location and 
boundaries of the districts established by this title and which are referred to as the "zoning map" and incorporated 
as a part of this title. The zoning map, together with everything shown thereon and all amendments thereto, are as 
much a part of this title as if fully set forth and described in context.  
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(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2012-2377, § 3, 10-30-2012; Ord. No. 2017-2440, § 3, 10-17-
2017; Ord. No. 2017-2444, § 5, 12-19-2017; Ord. No. 2018-2448, § 4, 7-17-2018; Ord. No. 2018-2451, § 4, 11-20-
2018; Ord. No. 2019-2455, § 8, 1-22-2019) 
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RESOLUTION NO. 2023- 

 

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, CALIFORNIA, 

APPROVING THE UPDATE TO THE BICYCLE MASTER PLAN. 

 

WHEREAS, the 2023 Bicycle Master Plan (BMP) updates and replaces the City’s 2011 

Bicycle Master Plan; and 

 

WHEREAS, the BMP sets forth detailed goals that provide a safe and comprehensive 

locally, regionally, and multi-modally connected bikeway network that promotes bicycling as a 

viable and comfortable choice and provide environmental, recreation, and mobility benefits to 

National City; and 

 

WHEREAS, extensive public outreach was undertaken during the preparation of the BPM 

in conjunction with the Focused General Plan Update; and  

 

WHEREAS, the goal of the joint outreach was to align common efforts, capture robust 

understanding of community priorities, minimize engagement fatigue, offer ways for individuals to 

comment on existing bicycle infrastructure, and allow community members to give feedback on 

where they would like new opportunities to bike; and  

 

WHEREAS, the City released the Public Review Bicycle Master Plan in its entirety on 

February 17, 2023, and invited comments by the public and affected agencies as required by law 

from February 17, 2023, through April 3, 2023; and  

 

WHEREAS, the Planning Commission adopted Planning Commission Resolution No. 

2023-20 on August 21, 2023, on file with the Office of the City Clerk and incorporated by this 

reference, recommending approval of the Bicycle Master Plan Update; and 

 

WHEREAS, on September 5, 2023 the City Council held duly noticed public to consider 

the adoption of the Bicycle Master Plan, at which time all interested persons were given an 

opportunity to be heard; and 

 

WHEREAS, the BMP represents a comprehensive citywide effort that will be used to 

guide, prioritize, and implement a network of quality bicycle and pedestrian facilities to improve 

mobility, connectivity, public health, physical activity, and recreational opportunities. 

 

NOW, THEREFORE, THE CITY COUNCIL OF NATIONAL CITY, CALIFORNIA, DOES 

RESOLVE, DECLARE, DETERMINE, AND ORDER AS FOLLOWS: 

 

Section 1: The testimony and evidence presented to the City Council at the Public Hearing 

held on September 5, 2023, support the following findings: 

  

1. Bicycle Master Plans are guiding policy documents that establish local priorities for 

bicycle improvements. 
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2. The 2023 Bicycle Master Plan (BMP) addresses both bicycle needs, with a focus 

on addressing the needs for various types of bicyclists and preferred bicycle 

patterns and increasing system connectivity to provide bikeway connections to 

commuters, school age children, and for recreational purposes. 

 
3. The 2023 BMP also places a strong focus on bike and pedestrian safety and 

education.  Safe facilities and proper training programs would encourage users to 

enjoy the benefits of bicycling and walking to their destinations. 

 
4. Development of the BMP update included a well-rounded, inclusive public outreach 

process. One of the goals of the outreach process was to obtain input from diverse 

members of the community and ensure everyone who lives in National City was 

represented. 

 
5. The BMP provides the City with a competitive advantage for grant funding for 

improvement projects, including infrastructure and non-infrastructure projects. 

 

Section 2: That based upon the findings set forth above, the City Council hereby adopts 

the update to the Bicycle Master Plan, as attached to the staff report as Exhibit K. 

 

Section 3: The City Clerk shall certify to the passage and adoption of this Resolution and 

enter it into the book of original Resolution. 

 

PASSED and ADOPTED this 5th day of September, 2023. 

 

_____________________________ 

                                                                      Ron Morrison, Mayor 

 

ATTEST: 

 

_____________________________ 

Shelley Chapel, MMC, City Clerk 

 

APPROVED AS TO FORM: 

 

_____________________________ 

Barry J. Schultz, City Attorney 
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Introduction 
The purpose of the Land Use Element is to plan for and 
identify where future development and redevelopment 
should be directed. This element balances growth and change 
with preserving and improving well established residential 
neighborhoods and commercial and industrial cores, and 
overall quality of life. 

National City recognizes that creating a complementary mix 
of residential, employment, commercial, service, and recre-
ational uses is essential to supporting a sustainable commu-
nity. In addition, creating and preserving a unique community 
identity fosters a positive sense of place and enriches quality 
of life. Therefore, land use is integrated in this element to en-
sure that the physical forms, patterns, and aesthetic features 

of future development and redevelopment advance the City’s 
desire for a higher quality of life and a more sustainable fu-
ture.

Relationship to State Law
General Plans are required by State law (Government Code 
Section 65302(a)) to include a Land Use Element that desig-
nates the general distribution, location, and extent of land for 
housing, business, industry, open space, education, public fa-
cilities, and other categories of public and private uses of land. 
The Land Use Element is also required to include standards of 
residential density and building intensity for the planning area. 
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CITY OF NATIONAL CITY6 

Relationship to Other General Plan 
Elements
The Land Use Element correlates all land use issues into a set of 
coherent development policies. Other elements of the General 
Plan include goals and policies related to land use issues. The 
Transportation Element, for example, addresses the transpor-
tation needs resulting from the land use pattern and establish-
es policies for street design and facility standards. The Noise 
and Nuisance Element addresses noise issues generated by 
development, such as traffic. For a complete understanding 
of the purposes, intentions, and development requirements 
of the Land Use Element, the City’s other adopted elements 
should be referred to in conjunction with this section.

Relationship to Community Vision
The Land Use Element supports the City’s vision that was 
established in to become a nationally recognized model that 
demonstrates how small jurisdictions inside of a large metro-
politan area can proactively address a wide variety of issues, 
such as global climate change, population growth, and social 
equity and well-being, through innovative solutions. The Land 

Use Element establishes a land use pattern and framework for 
development informed by the City’s guiding principles:

 » Smart Growth: Recognize the importance of linking land 
use and transportation planning.

 » Quality of Life: Improve the quality of life for everyone 
within National City. 

 » Health and Safety: Seek opportunities to improve public 
health and safety performance. 

 » Education: Emphasize the importance of schools by mak-
ing them focal points within every neighborhood. 

 » Economic Development: Provide a framework for sound 
economic development strategies. 

Relationship to Strategic Plan
In 2007, National City adopted a Five-Year Strategic Plan to 
address community and economic development. The Stra-
tegic Plan provides guidance to promote collaboration, im-
prove public communication, and align city departments. 
The Strategic Plan has undergone subsequent updates, with 
the most recent being in 2019. The goals and policies within 
the Land Use Element reflect the latest direction provided by 
the Strategic Plan.
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Context: Existing Land Use Pattern
City Structure
The City’s corporate boundary encompasses approximate-
ly 9.3 square miles. Of this, approximately 7.6 square miles 
(81.7 percent) consists of land area and 1.7 square miles (18.3 
percent)  consists of water bodies such as the San Diego Bay. 

The City is comprised of three main communities, identified by 
major parks: El Toyon, Kimball, and Las Palmas. These commu-
nities are further divided into residential neighborhoods and 
business districts with distinct identities, illustrated in Figure 1: 
City Structure and Neighborhood Form . Residential areas are 
organized around the “neighborhood unit concept” where ele-
mentary schools act as the focal point of each neighborhood. 

The El Toyon community includes the Rancho de la Nacion, 
Ira Harbison, and Palmer Way neighborhoods. The Kimball 
community includes Downtown, Old Town, Central, and 
John Otis neighborhoods. The Kimball community also in-
cludes the Mile of Cars and Harbor business districts. The 
Las Palmas community includes the Olivewood, Las Palmas, 
and Lincoln Acres neighborhoods. The Las Palmas commu-
nity also includes the Plaza Bonita business district. These 
park and school facilities, which are key organizing elements 
of the city’s underlying structure, are illustrated in Figure 2: 
Public Park and School Facilities.
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Sphere of Influence: Lincoln Acres 
(Unincorporated) 
The State of California encourages cities and counties to look 
beyond their borders during general plan development and 
updated processes, and to consider a planning area that ex-
tends beyond the municipal limits. Therefore, the planning 
area for the Land Use Element extends beyond the City’s cor-
porate boundaries and encompasses the City’s sphere of in-
fluence (SOI). The City’s SOI includes approximately 297.8 
acres of unincorporated territory, also known as Lincoln 
Acres, that is currently under the jurisdiction of the County of 
San Diego, as seen in Figure 1. This land will remain under 
the jurisdiction of the County of San Diego until such a time 
that it is annexed into the City. By including it in the planning 
area, however, the City recognizes the impact that develop-
ment within this area has on the future of the city. All other 
land surrounding the planning area is within the city limits of 
Chula Vista or San Diego.

Existing Land Uses 
Table L-1  and Figure L-3 inventory current land uses within 
the planning area based off the 2018 current land use lay-
er from SanGIS. Residential uses constitute the largest use 
(26.1 percent, or 1,634.7 acres), as shown in Figure L-1. Of 
this, single-family detached is the most prominent (16.3 per-

cent, or 1,021.7 acres), followed by single-family attached (5.2 
percent, or 324.2 acres) and multi-family residential (3.7 per-
cent, or 232.9 acres). Other residential uses, such as mobile 
home parks and group quarters, are limited throughout the 
planning area (0.9 percent, or 55.9 acres). 

Transportation, Communications, and Utilities are the next 
largest use (21.5 percent or 1,348.4 acres). This category in-
cludes all street right-of-ways, railroad right-of-ways, and 
trolley stations and associated parking lots. In addition, it in-
cludes communications and utility-related uses, such as relay 
towers and water and wastewater treatment facilities. 

The next prominent category is industrial uses (10.2 percent, 
or 637.2 acres). This includes a combination of light and heavy 
industrial uses, which are concentrated within the western 
portion of the National City by the harbor front. This category 
includes a noncontinuous area of National City located with-
in the South San Diego Bay Unit of the San Diego National 
Wildlife Refuge containing salt ponds. Within the refuge, ap-
proximately 1,050 acres of salt ponds are in active salt pro-
duction by a permitted commercial salt operation. The Unit-
ed States Fish and Wildlife Service (USFWS) has prepared a 
plan for the future restoration of this area to habitat. 

Commercial and office uses follow as the next largest use (6.7 
percent, or 418.7 acres). This category includes a wide vari-
ety of activities, including retail and strip commercial, arterial 
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FIGURE L-1:  Current Land Uses
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commercial, automobile dealers, neighborhood commercial, 
service stations, shopping centers, and other retail trade. Of-
fice uses are included, as well. In general, commercial and 
office uses tend to be concentrated along major roads, such 
as National City Boulevard, Highland Avenue, and E. Plaza 
Boulevard. Mixed use, which is a combination of street level 
commercial uses with residential and/or office uses above, 
do not currently constitute a significant portion of the plan-
ning area (less than 0.1 percent, or 2.9 acres). 

Military uses comprise the next largest land use (5.2 percent, 
or 324.5 acres). Military uses within the planning area include 
Naval Base San Diego, the Army National Guard (located at 
303 Palm Avenue), and the US Government Navy Depart-
ment (1005 E. Plaza Boulevard). These areas are controlled 
by the United States military. 

Recreation, open space, and agriculture (5.8 percent, or 363.1 
acres) follow. This use includes parks and recreational cen-
ters containing activities such as tennis or basketball courts, 
baseball diamonds, soccer fields or playgrounds (see Figure 
L-2). Public and private golf courses are included in this cate-
gory, as well. It also includes wildlife and natural open space 
preserves and urban farms. As previously discussed, the 
City’s three main parks – El Toyon, Kimball, and Las Palmas – 
play a large role in shaping community identity. Schools (2.3 
percent, or 143.2 acres) further establish distinct neighbor-
hood identities. Public facilities and services (1.6 percent, or 
98.6 acres) include fire/police facilities, community centers, 
hospital/health care-related uses, and other public services. 

In general, the planning area is largely built-out with limited 
vacant and undeveloped land. Vacant and undeveloped land 
constitutes the smallest land area (2.1 percent, or 132.7 acres). 
The demands on National City, however, to accommodate 
growth, provide affordable housing, and reduce greenhouse 
gas (GHG) emissions and vehicle miles travelled (VMT) will 
continue. Subsequent sections discuss the overarching vision 
for the City’s future growth and strategies to address these 
needs given the planning area’s largely built-out state. 

Multi-family residential development adjacent to Paradise Creek
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FIGURE L-2: School and Park Facilities
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National City 
(City Limits)

Planning Area
(Sphere of Influence)

Existing Land Use Acres Percentage Acres Percentage

Residential  1,501.9 25.2%  1,634.7 26.1%

 Single Family Detached  926.2 15.5%  1,021.7 16.3%

 Single Family Attached  2,941.0 4.9%  324.2 5.2%

 Multi-Family  232.5 3.9%  232.9 3.7%

 Residential Other  49.2 0.8%  55.9 0.9%

Commercial and Office  418.0 7.0%  418.7 6.7%

Mixed Use  2.9 0.1%  2.9 0.1%

Public Facilities and Services  97.1 1.6%  98.6 1.6%

Schools  143.2 2.4%  143.2 2.3%

Military  324.5 5.4%  324.5 5.2%

Industrial  633.2 10.6%  637.2 10.2%

Recreation, Open Space, and 
Agriculture

 324.3 5.4%  363.1 5.8%

Transportation, Communications, 
and Utilities

 1,341.0 22.5%  1,348.4 21.5%

Water  1,089.1 18.3%  1,089.1 17.4%

Vacant and Undeveloped Land  83.2 1.4%  132.7 2.1%

Total  5,959.4 100.0%  6,267.9 100.0%

TAbLE L-1: Existing Land Uses

Source: SanGIS, Current Land Uses, 2018
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Source: SanGIS, Current Land Uses, 2018

FIGURE L-3:  Existing Land Use Summary
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Special Planning Considerations
Airport Land Use Compatibility 
No airports are located within the planning area; however, 
there are three airports located near National City. These in-
clude the San Diego International Airport (SDIA), the Naval 
Air Station North Island (NASNI) located in Coronado, and 
Brown Field Municipal Airport located to the south of the 
planning area in the Otay Mesa community of San Diego. 

The state requires that the San Diego County Regional Air-
port Authority Board, as the Airport Land Use Commission 
(ALUC), prepare Airport Land Use Compatibility Plans (ALU-
CPs) for each public-use airport and military air installation 
in the county. For military air installations, the state also re-
quires the ALUC prepare the compatibility plans consistent 
with the Air Installation Compatible Use Zone (AICUZ) study 
prepared by the military. The intent of an ALUCP is to help en-
sure compatibility between airports and future land uses that 
surround them by addressing noise, overflight, safety, and 
airspace protection concerns, thereby minimizing the pub-
lic’s exposure to excessive noise and safety hazards within 
an airport influence area (AIA) over a 20-year horizon. Since 
the ALUC does not have land use authority, cities must im-

plement the compatibility pan through their local land use 
plans, development restrictions, and zoning ordinances. 

A 406-acre area located in southwestern National City is with-
in the AIA for SDIA. This area is outside the area of primary 
noise concern, but within the airspace protection and over-
flight notification areas. This area is referred to as “Review 
Area 2” in the SDIA ALUCP (2014). ALUC review is required 
for land use plans and regulations within this area that pro-
pose increases in height limits.   

In addition, a 45-acre portion of the salt ponds located within 
the southernmost extent of National City, is within the AIA 
for Brown Field Municipal Airport. Similarly, this area is lo-
cated outside the area of primary noise concern, but within 
the airspace protection and overflight notification areas. This 
area is referred to as “Review Area 2” in the Brown Field ALU-
CP (2010) and contains restrictions that limit the heights of 
structures, particularly in areas of high terrain.

According to the NASNI ALUCP (2020), a 1,455.9-acre por-
tion of National City is within the AIA for NASNI. ALUC re-
view is required for all new or amended land use plans, regu-
lations, and projects within the AIA unless otherwise exempt.
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Local Coastal Program
The California Coastal Act, which was passed by the legisla-
ture in 1976, regulates all development within the state-des-
ignated Coastal Zone. The Coastal Act requires that individ-
ual jurisdictions adopt local costal programs to implement 
the Coastal Act. Within the National City planning area, the 
Coastal Zone includes all the area west of I-5 and a small area 
east of I-5, south of 30th Street. 

Three separate agencies control land within National City’s 
Coastal Zone: the San Diego Unified Port District, the United 
States Navy, and the City of National City. The land controlled 
by the Port District is included in the Port Master Plan, which 

is undergoing a comprehensive update. Federal lands under 
the jurisdiction of the US Navy are under the jurisdiction of 
the Federal Coastal Zone Management Act, which states that 
military lands shall comply with coastal planning to the ex-
tent that national security is not imperiled. The Coastal Zone 
area over which National City retains jurisdiction totals ap-
proximately 575 acres and is bounded by the U.S. Navy lands 
to the north, and the Chula Vista Bayfront to the south. The 
City has an adopted Local Coastal Program (LCP) for this 
area; development in the Coastal Zone must comply with the 
LCP in addition to the General Plan.

Pier 32 Marina
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Vision and Strategies
Through public participation and input, the following land use vision will guide 
future development in National City:

A diverse mix of land uses will promote the quality of life and accommo-
date the needs of all people in National City. The City will provide decent and 
affordable homes through the facilitation of a diversity of housing types as 
well as programs that encourage home ownership. National City will ensure 
greater connections between land uses and transportation by accommodat-
ing all modes of transportation and developing complete neighborhoods. 
The well-balanced mix of compatible and environmentally friendly uses will 
strengthen and stimulate the local economy, enhance the existing community 
character, and cultivate local public arts, culture, and education. National City 
will be a place where people want to live, work, and play.

A series of land use designations have been developed that seek to implement this 
vision and represent adopted City policy. The designations are intended to be broad 
enough to provide flexibility in implementing the General Plan, but clear enough to 
provide sufficient direction regarding the expected type and location of uses planned in 
the City. The Zoning Ordinance contains more detailed provisions and standards; more 
than one zoning district may be consistent with a General Plan land use designation.
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Land Use Designations, 
Density, and Intensity 
Standards
The following are descriptions of the land 
use designations including allowable 
uses, densities, and intensities of devel-
opment. Figure L-4 depicts the General 
Plan Land Use Map, which identifies the 
location and extent of the land use desig-
nations within the planning area.

Residential Land Use 
Designations
Very Low Density Residential

Allows up to 5 dwelling units per acre. 
This designation provides for single-fam-
ily detached units, accessory dwelling 
units, and one- or two-story buildings on 
lots with ample space, landscaping, and 
separation between single-family dwell-
ing and or/accessory buildings.

Low Density Residential

Allows up to 9 dwelling units per acre. 
This designation provides for a mixture 
of duplexes, single-family residential 
developments, secondary residential 
units (accessory dwelling units), and 
one- or two-story buildings.

Medium Density Residential

Allows up to 23 dwelling units per acre. 
This designation provides for a variety 
of moderate-intensity residential uses 
including detached and attached sin-
gle-family and multi-family housing 
and compatible uses, and buildings up 
to three stories high. This designation 
is typically located in transitional areas 
between high-density residential uses 
and lesser-intensity single-family areas 
and is intended to retain private yards 
and patios and other characteristics of 
single-family residential uses.

High Density Residential

Allows up to 48 dwelling units per acre. 
This designation provides for high-
er-density multi-family housing and 
buildings up to six stories high, includ-
ing multi-family condominiums, town-
homes, and apartments.

Very High Density Residential

Allows up to 75 dwelling units per 
acre. This designation provides for 
multi-family housing at densities great-
er than other residential designations 
and buildings up to nine stories high. 
This designation provides for condo-
miniums, townhomes, triplexes, four-
plexes, multi-family residential units, 
group quarters, senior housing, and 
compatible uses.
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FIGURE L-4: Adopted Land Use
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Mixed-Use Land Use Designations
The mixed-use land use designations intend to provide for a 
mixture of stores, services, restaurants, offices, and homes 
(dwelling units) in proximity, thereby allowing residents to 
work and shop close to home and reduce the length and fre-
quency of trips between home, work, shopping, and services. 
This contributes to opportunities to increase the use of pub-
lic transit, reduce auto dependency, provide a wider range 
of housing choices, and promote activity during more hours 
of the day. Both vertical and horizontal mixed-use develop-
ments are permitted in the mixed-use designations. Mixed-
use is not required in individual development projects but 
will be encouraged using incentives such as density bonuses 
and reductions in parking requirements.

Low Mixed-Use

Allows for a FAR of 2 for the entire building for mixed-use 
projects (including dwelling unit floor area) with a maximum 
of 24 dwelling units per acre. The FAR for single-use devel-
opments shall be 1. This designation generally occurs linear-
ly along bus routes and provides transitional links between 
residential neighborhoods and more intense activity centers. 
It is intended to facilitate development in a manner that is 
compatible with surrounding residential areas.

Medium Mixed-Use

Allows for a FAR of 2 for the entire building for mixed-use 
projects (including dwelling unit floor area) with a maximum 
of 48 dwelling units per acre. The FAR for single-use develop-

ments shall be 1.5. This designation generally occurs linearly 
along bus routes and provides transitional links between res-
idential neighborhoods and more intense activity centers. It 
is intended to facilitate redevelopment and transit-oriented 
design opportunities in developed areas in a manner that is 
compatible with surrounding residential areas. It provides for 
a variety of uses including low-rise attached single-family or 
multi-family residential development, retail, restaurants, per-
sonal services, professional and administrative offices, public 
and quasi-public uses, and similar compatible uses.

The medium mixed-use designation is characterized by a 
high-quality, compact, smart-growth design that promotes a 
quaint, small-town, village-like feel. A comfortable and attrac-
tive pedestrian environment is promoted using street trees; 
awnings, canopies, or arcades; outdoor seating; marked 
crosswalks; and small courtyards or plazas. Bicycle facilities 
are also provided. Buildings are placed close to the street, 
parking lots are de-emphasized, and driveway cuts are limit-
ed. Building facades include details that add visual interest, 
distinctiveness, and human scale.

High Mixed-Use

Allows for a FAR of 3.5 for the entire building for mixed-use 
projects (including dwelling unit floor area) with a maximum 
of 75 dwelling units per acre. The FAR for single-use devel-
opments shall be 3. This designation generally occurs along 
major transportation corridors, at major intersections and ac-
tivity centers, and near transit stations. It facilitates redevel-
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opment and transit-oriented design opportunities at higher 
intensities than those allowed in the low and medium mixed-
use designations. It provides for a variety of uses including 
low to mid-rise multiple-family dwellings, retail, restaurants, 
personal services, professional and administrative offices, 
public and quasi-public uses, and similar compatible uses.

The high mixed-use designation is characterized by higher 
density and intensity development intended to increase transit 
ridership and transform significant activity centers into popu-
lar destinations. The high mixed-use areas have an urbanized, 
community-center-type character. Ground-floor communi-
ty-serving commercial and retail development is emphasized 
along with multi-family apartments and condominiums. The 
high mixed-use areas have a comfortable, multi-modal envi-
ronment with qualities such as inviting streetlights; outdoor 
seating; pedestrian plazas; attractive street trees; buildings 
that face onto sidewalks with wide storefront windows and 
appealing architectural details; bicycle facilities; and conve-
nient access to transit stops and stations.

Commercial Land Use Designations
Commercial and Services

Allows for a FAR of 1.5. This designation provides for in-
tensive commercial activities, specialized service establish-
ments, new and used automobiles, truck sales, and services 
that support and complement such use. Light manufactur-
ing, wholesaling, and distribution uses are restricted to those 
that can be operated cleanly and quietly.
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Industrial Land Use Designations
Light Industrial

Allows for a FAR of 2. This designation provides for employ-
ment-intensive uses, light manufacturing, business parks, 
research and development, technology centers, corporate 
and support office uses, “green” industry, recycling facilities, 
supporting retail uses, auto, truck and equipment sales and 
related services (i.e., auto service and repair), large format 
retail, storage facilities, warehousing and distribution, and 
other compatible uses.

Industrial

Allows for a FAR of 2. This designation provides for research 
and development, as well as heavier manufacturing, large-
scale warehousing and distribution, transportation centers, 
and other compatible uses.

Institutional Land Use Designation
Institutional

Allows for a FAR of 3. This designation provides for a wide 
range of public institutional and auxiliary uses including public, 
quasi-public, and private facilities. Allowed uses include waste-
water treatment facilities, water tanks, electrical substations, 
cemeteries, educational facilities, community centers, urban 
agriculture such as community gardens and farms, libraries, 
museums and cultural centers, government offices and courts, 
medical and retirement centers, public safety facilities (i.e., fire 
and police stations), and similar compatible uses.
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Open Space Land Use Designation
Open Space

Allows for a FAR of 0.25. This designation provides for both 
public and private improved and unimproved open space. 
Allowed land uses include urban agriculture, such as com-
munity gardens and farms; recreational areas such as parks, 
golf courses, athletic fields, playgrounds, and recreational 
trails; open space not used for active and passive recreation, 
such as nature and wildlife preserves, marshes and wetlands, 
water bodies, public utility areas, flood control channels; and 
other scenic and open space areas.

Other Land Use Designations
Military Reservation

This designation identifies lands under the jurisdiction of the 
United States military. Permissible land uses are governed by 
the United States Navy.

San Diego Unified Port District

This designation identifies land that is under the jurisdiction 
of the San Diego Unified Port District. Permissible land uses 
are governed by the Port Master Plan.

Specific Plan Areas and Overlays
This designation denotes areas that are covered by an ad-
opted specific plan. For these areas, land uses are identified 
within the adopted specific plan. Currently, there are three 
adopted specific plans in National City: the Downtown Spe-

cific Plan, the Westside Specific Plan, and the Harbor District 
Specific Area Plan. Additionally, there is one Transit-Oriented 
Development Overlay around the 24th Street Transit Center, 
as seen in Figure L-5.

Downtown Specific Plan

The Downtown Specific Plan was adopted by the City in 2017 
and provides the framework for future development and pub-
lic improvements for a 158-acre district for downtown Nation-
al City. This area is a compact and dense district featuring 
City Hall, a library, social agencies, a college campus, and 
numerous churches. The Downtown Specific Plan seeks to 
establish a central core of residential and mixed-use build-
ings and revitalize the downtown area. 

Westside Specific Plan

The Westside Specific Plan was adopted by the City in 2010 
and is the result of a collaborative effort by the communi-
ty, interested and concerned groups, and business owners. 
The Westside area, also known as Old Town, has many sin-
gle-family homes that were constructed around the turn of 
the century, as well as a mix of uses that include auto services, 
light manufacturing, and warehouses, which has resulted in 
concerns related to traffic, parking, and the environment. The 
purpose of the plan is to address environmental and land use 
issues and provide a mixture of commercial uses while pre-
serving the homes that reflect the character of this area. The 
Westside Specific Plan established principles, programs, and 
standards for land use, development, and public improve-
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ments for the Westside area to revitalize it and improve the 
quality of life of its residents.

Harbor District Specific Plan 

The Harbor District Specific Area Plan was adopted by the 
City in 1988. This is a resource-based environmental imple-
mentation plan that establishes site-specific conservation 
and development standards within the portion of the City’s 
coastal zone south of Bay Marina Drive. The main objective 
of the Harbor District Specific Area Plan is to be consistent 
with and carry out the requirements of the Certified Local 
Coastal Program.

24th Street Transit-Oriented Development Overlay 

Housing next to transit can help the City make progress to-
wards its goals for sustainable development and reducing 
VMT and GHG. The 24th Street Transit-Oriented Develop-
ment Overlay (TODO) covers a 23.2-acre area around the 
24th Street Transit Center. The purpose of TODO is to allow 
mixed-use development by increasing the height limit estab-
lished by the base zoning.
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FIGURE L-5: Specific Plan Areas and Overlays
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Goals, Policies, and Actions
National City’s land use goals and policies seek to main-
tain a carefully balanced mix of uses to ensure the high 
quality of life of the community. The following goals and 
policies apply citywide and are intended to guide future 
land use decisions.

Goal LU-1: Encourage an integrated, diverse, and bal-
anced mix of land uses that promotes quality of life and 
accommodates the needs of all people.

Policy LU-1.1: Promote the development of housing near 
employment, recreation, public services, shopping, tran-
sit, and active transportation facilities.

Policy LU-1.2: Encourage mixed-use development 
through the implementation of a density bonus program.

Policy LU-1.3: Support urban greening efforts and the 
creation and maintenance of community gardens and 
community-run green spaces.

Policy LU-1.4: Designate land for uses that will meet the res-
idential, economic, recreation, and transportation needs of 
National City residents in the present and the future.

Policy LU-1.5: Allow for increased residential density 
in strategic areas, such as downtown, to meet housing 
needs and facilitate land use continuity.

Policy LU-1.6: Preserve existing stable single-family res-
idential neighborhoods where higher density develop-
ment would not be desirable.

Goal LU-2: Ensure housing is affordable to National 
City residents.

Policy LU-2.1: Facilitate the development of a variety of hous-
ing types to meet the Regional Housing Needs Assessment 
allocations while enhancing the City’s community character.

Policy LU-2.2: Expand strategies and programs to facili-
tate homeownership for National City residents.

Policy LU-2.3: Encourage housing types that are often 
more affordable, such as micro-units and accessory 
dwelling units.

Policy LU-2.4: Ensure that development impact fees ac-
curately reflect the costs of improvements and do not 
serve as a barrier to development.
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Policy LU-2.5: Implement affordability strategies identi-
fied in the Housing Element.

Goal LU-3: Facilitate greater and stronger connections 
between land use and transportation.

Policy LU-3.1: Support the creation and expansion of 
mixed-use, commercial, and higher density residential 
development in transit priority areas and along mixed-
use corridors.

Policy LU-3.2: Promote mixed-use and residential devel-
opment near the 8th Street trolley station and continue 
to encourage residential redevelopment near the 24th 
Street trolley station.

Policy LU-3.3: Consider the regional context and implica-
tions of land use proposals and decisions by evaluating 
them in relation to SANDAG’s Regional Plan, Sustain-
able Communities Strategy, and Regional Transportation 
Improvement Program.

Policy LU-3.4: Coordinate with SANDAG, MTS, Caltrans, 
and private sector mobility providers to ensure an effec-
tive and integrated transportation system that facilitates 
the use of modes other than the private vehicle.

Goal LU-4: Promote the development of complete 
neighborhoods that are easily accessible via transit and 
active transportation.

Policy LU-4.1: Encourage neighborhoods that provide 
housing, employment, shopping, and recreation, and are 
family-friendly, easily walkable, safe, clean, and sustainable.

Policy LU-4.2: Encourage features such as trees, adequate 
lighting, wide sidewalks, appropriately scaled buildings, 
street furnishings, and deemphasized parking lots to sup-
port pedestrian-scale urban design that aims to make 
streets, sidewalks, and buildings pedestrian-friendly.

Policy LU-4.3: Promote and facilitate complete streets to 
improve the quality of the streetscape and enhance com-
munity character.

Policy LU-4.4: Ensure that sidewalks and bicycle routes, 
lanes, and tracks are adequately maintained.

Goal LU-5: Encourage land uses that strengthen, sup-
port, and stimulate the local economy.

Policy LU-5.1: Identify and attract businesses that will 
serve currently underserved City needs.
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Policy LU-5.2: Prioritize the establishment of businesses 
owned and/or operated by National City residents.

Policy LU-5.3: Encourage businesses to employ National 
City residents and support efforts to reduce local unem-
ployment.

Policy LU-5.4: Encourage and incentivize strategic adap-
tive reuse and infill development of vacant land in com-
mercial and mixed-use areas.

Policy LU-5.5: Continue to support the redevelopment 
and revitalization of downtown.

Policy LU-5.6: 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.

Goal LU-6: Encourage and facilitate land uses that 
are compatible and environmentally sustainable while 
avoiding those that are incompatible.

Policy LU-6.1: 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.

Policy LU-6.2: Ensure that development is consistent 
with the Zoning Code, General Plan, and applicable spe-
cific plans.

Policy LU-6.3: Encourage sensitive transitions between 
adjacent areas with different densities, land uses, and 
building heights.

Policy LU-6.4: Require new development to include mit-
igation measures such as buffers between areas where 
incompatibilities may occur.

Policy LU-6.5: Encourage new development to incorpo-
rate features that will help the City meet its Climate Ac-
tion Plan and emissions reduction targets.

Goal LU-7: Foster effective communication among 
stakeholder agencies, government and military entities, 
and service providers to ensure coordinated land use 
planning, implementation, and policy development.

Policy LU-7.1: Notify relevant stakeholders, entities, and 
service providers before making significant land use 
changes that may affect these parties and facilitate nec-
essary coordination.
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Policy LU-7.2: Work with Chula Vista, San Diego, San Di-
ego 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.

Policy LU-7.3: When reviewing future annexation propos-
als, consider the preferences of residents and owners in 
the area, San Diego County, and LAFCO as well as the 
financial impact on the City.

Goal LU-8: Ensure that public spaces and infrastruc-
ture are planned efficiently, executed and maintained 
at a high quality, effectively integrated into the existing 
environment, and upgraded and expanded as needed.

Policy LU-8.1: Coordinate with entities that own and/or 
operate infrastructure in public spaces, such as SAN-
DAG, MTS, Caltrans, SDG&E, and service providers, to 
ensure effective planning, implementation, maintenance, 
and expansion.

Policy LU-8.2: 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 lim-
ited to transportation, water, sewer and wastewater treat-

ment, solid waste, flood control and drainage, schools, fire 
and police protection, and parks and recreation.

Policy LU-8.3: Plan for the equitable distribution of infra-
structure improvements and public facilities and services.

Policy LU-8.4: Pursue a variety of funding sources, such as 
local, state, and federal, to support public works projects.

Policy LU-8.5: Implement lighting, visual, cleaning, ar-
tistic, and accessibility improvements at freeway under-
passes and overpasses.

Goal LU-9: Enhance the existing community character 
through coordinated land use improvements that align 
with the City’s identity and vision for the future.

Policy LU-9.1: Support land uses that recognize the City’s 
history, cultures, scenic resources, and natural amenities

Policy LU-9.2: Encourage multiple methods of historic 
preservation for culturally and historically significant sites, 
including conservation, restoration, and adaptive reuse.

Policy LU-9.3: 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.
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Policy LU-9.4: Ensure that the Capital Improvement Pro-
gram is consistent with the General Plan.

Policy LU-9.5: Review and amend existing specific plans 
and the Local Coastal Program as necessary to ensure 
consistency with the General Plan.

Goal LU-10: Facilitate the creation and maintenance of 
local public art, educational, and cultural amenities.

Policy LU-10.1: Incorporate local art into public facilities 
and spaces where feasible, such as bike racks, public pla-
zas, and signage.

Policy LU-10.2: 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.

Policy LU-10.3: Ensure adequate publicly accessible in-
formation about the City’s cultural and historical insti-
tutions through well-maintained physical infrastructure.

Policy LU-10.4: Work with local community groups and 
educational and cultural institutions to maintain and en-
hance local cultural and historical resources.

Policy LU-10.5: Seek opportunities to engage the pub-
lic in enhancing parks, streetscapes, plazas, and paseos 
through art.

Policy LU-10.6: Encourage new development to include 
design features that identify and celebrate National City’s 
different cultures and history.

Page 749 of 1838



CITY OF NATIONAL CITY  31 Page 750 of 1838



Page 751 of 1838



 
 

Transportation Element 

Page 752 of 1838



CITY OF NATIONAL CITY

TRANSPORTATION ELEMENT
April July 2023

Page 753 of 1838



Page 754 of 1838



Contents
Introduction ........................................................................ 6
Background and Purpose .........................................................................6
Relationship to State Law ......................................................................... 7
Complete “10-Minute” Neighborhoods ..................................................9
Economic Development ...........................................................................9
Safety and Resilience .............................................................................. 10
New Mobility and Emerging Technology ............................................... 11
History of Transportation In National City ............................................12

Mobility by the Numbers ..................................................16

Pedestrian Routes ..............................................................22
Existing Setting ....................................................................................... 22
Future Pedestrian Corridors and Improvements ................................. 27
Goals and Policies .................................................................................. 30

Bikeways ............................................................................ 31
Existing Setting ........................................................................................ 31
Future Bikeway Improvements .............................................................. 36
Goals and Policies .................................................................................. 38

Public Transit .....................................................................39
Existing Setting ....................................................................................... 39
Future Transit Improvements ................................................................ 41
Goals and Policies .................................................................................. 42

Vehicular Circulation System ............................................43
Existing Setting ....................................................................................... 43
Community Corridors .............................................................................46
Future Vehicular Improvements  ........................................................... 54
Goals and Policies .................................................................................. 58

Goods Movement ..............................................................63
Existing Setting ....................................................................................... 63
Future Goods Movement Improvements ............................................. 67
Goals and Policies ..................................................................................68

New Mobility, Transportation Systems Management, 

and Transportation Demand Management ..................... 70
Existing Setting ....................................................................................... 70
Future New Mobility, TSM, and TDM Improvements ..........................73
Goals and Policies .................................................................................. 76
Goals and Policies ...................................................................................77

Public Utilities and Facilities .............................................78
Goals and Policies .................................................................................. 78

Page 755 of 1838



Page 756 of 1838



Figures
Figure T-1: Recently Completed Sidewalks and Missing Sidewalks
Slated for improvement .............................................................................. 26
Figure T-2: Pedestrian Corridors and Location-Based Pedestrian
Needs............................................................................................................ 28
Figure T-3: Existing Local and Regional Bikeways ......................................35
Figure T-4: Existing + Future Local and Regional Bikeways .......................37
Figure T-5: Regional Public Transit System ................................................40
Figure T-6: National City Roadway Classification ...................................... 44
Figure T-7: Community Corridors ............................................................... 47
Figure T-8: Main Street Commercial District Community Corridor
(Main Street - 8th Street) ............................................................................ 48
Figure T-9: Main Street Linear Commercial District Community
Corridor (Main Street - National City Boulevard) ..................................... 48
Figure T-10: Multimodal Community Corridor (Multimodal Corridor) ...49
Figure T-11: Green Street or Urban Trail Community Corridor
(Urban Trail/Green Street) ..........................................................................49
Figure T-12: National City Posted Speed Limits ......................................... 51
Figure T-13: Residential Permit Parking Areas ............................................53
Figure T-14: New Community Corridors ..................................................... 55
Figure T-15: Traffic Calming Districts and Corridors ...................................57
Figure T-16: Routes and STRAHNET Corridors ......................................... 65
Figure T-17: Future Active Transportation and Micromobility Network ....74
Figure T-18: Mobility Hubs ...........................................................................75

Tables
Table T-1: Recently Completed Capital Improvement Program (CIP) 
Projects – Pedestrian Enhancements .........................................................23
Table T-2: Recently Completed Capital Improvement Program
Projects – Bicycle Enhancements ................................................................33
Table T-3: TDM Measures from the Parking Reduction Bonus
Program ........................................................................................................ 72

Page 757 of 1838



6 CITY OF NATIONAL CITY

Introduction
Background and Purpose
This Transportation Element is a transportation plan for the 
movement of people and goods and identifies the general 
location and extent of existing and proposed major road-
ways, transportation routes, terminals, air and water ports, 
and pedestrian and bikeway facilities. National City’s dense 
and compact urban form lends itself well to mixed-use and 
pedestrian friendly-development, and the urban core is well-
served by multimodal transportation options including pub-
lic transit service. This Element addresses the evolving needs 
of mobility through the development of an integrated, mul-
timodal circulation network that accommodates both local 
and regional trips, and supports public transit, walking, bicy-
cling, vehicular traffic and parking. 

The City’s circulation system is strongly correlated with the 
Land Use Element, which supports increased densities and a 
mix of uses that reduce reliance on personal vehicles by mak-
ing walking and bicycling more comfortable and convenient. 
This system benefits people and the environment by provid-
ing a wider range of mobility options; making transportation 
more inclusive and affordable; reducing greenhouse gas 
emissions and air pollution; increasing activity on the street 
to support businesses and improve safety and addressing 
public health by promoting physical activity. National City de-
sires to build on these existing assets and investments by 
pursuing smart growth planning and infrastructure policies 
to incentivize development patterns that are more environ-
mentally and financially sustainable. By encouraging new de-
velopment to occur around existing public transit nodes and 
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bike/ pedestrian infrastructure, National City is endeavoring 
to better accommodate projected future growth.

The Transportation Element focuses on the multimodal mo-
bility and connectivity of the City’s transportation system and 
is complementary to the other elements within the General 
Plan as well as the updated elements of the Focused General 
Plan Update. These coordinated elements include the Land 
Use, Housing and Safety Elements. 

Relationship to State Law
California state law (Government Code Section 65302(b)) re-
quires that a general plan include a circulation element that 
consists of “the general location and extent of existing and 
proposed major thoroughfares, transportation routes, ter-
minals…and other local public utilities and facilities, all cor-
related with the land use element of the [general] plan.” This 
Transportation Element includes all information required of 
circulation elements. 

Complete Streets

In 2008, the State of California passed Assembly Bill 1358 (AB 
1358), the California Complete Streets Act. This bill requires 
that all circulation elements developed after January 1, 2011, 
include a complete streets approach that balances the needs 
of all users of the street, including motorists, pedestrians, bi-
cycles, children, persons with disabilities, seniors, movers of 
commercial goods, and users of public transportation. A core 

focus of  this Transportation Element is providing complete 
streets throughout the community.

Vehicle Miles Traveled

With the passage of Senate Bill 743 (SB 743) in 2013, the State 
of California changed the method of measuring transporta-
tion impacts to vehicle miles traveled (VMT). Starting on July 
1, 2020, automobile delay and level of service (LOS) may no 
longer be used as the performance measure to determine the 
transportation impacts of land development projects under 
the California Environmental Quality Act (CEQA). VMT, the 
new required metric, shifts the focus of the analysis of trans-
portation impacts away from automobile delay to the levels 
of automobile use. Utilizing VMT as a metric creates a closer 
alignment with statewide policies to reduce greenhouse gas 
(GHG) emissions and encourages the development of smart 
growth, complete streets, and multimodal transportation 
networks. 

Environmental Justice

The passage of Senate Bill 1000 (SB 1000) requires the in-
clusion of an environmental justice element, or related goals, 
policies, and objectives integrated in other elements, that 
identifies disadvantaged communities, as defined, within the 
area covered by the general plan of the city, county, or city 
and county. “Disadvantaged communities” refer to an area 
identified by the California Environmental Protection Agency 
pursuant to Section 39711 of the Health and Safety Code or 
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an area that is a low-income area that is disproportionately af-
fected by environmental pollution and other hazards that can 
lead to negative health effects, exposure, or environmental 
degradation. “Low-income area” means an area with house-
hold incomes at or below 80% of area median income (AMI), 
as defined and determined by the Department of Housing 
and Community Development.

The bill also requires the environmental justice element, or 
related environmental justice goals, policies, and objectives 
integrated in other elements, to identify objectives and pol-
icies to reduce the unique or compounded health risks in 
disadvantaged communities, as specified, identify objectives 
and policies to promote civic engagement in the public de-
cision making process, and identify objectives and policies 
that prioritize improvements and programs that address the 
needs of disadvantaged communities.

Key Policy Drivers 

Several key policy drivers have been identified to guide the 
development of the City’s transportation system and sup-
port citywide goals for a sustainable and prosperous Nation-
al City. These policy drivers complement and are consistent 
with the vision and guiding principles established in National 
City’s General Plan. The General Plan details five key guiding 
principles that lay the foundation for its goals, policies, and 
implementation programs. 

 » Smart Growth: Recognize the importance of linking land 
use and transportation planning

 » Quality of Life: Improve the quality of life for everyone 
within National City

 » Health and Safety: Seek opportunities to improve public 
health and safety performance

 » Education: Emphasize the importance of schools by mak-
ing them focal points within every neighborhood

 » Economic Development: Provide a framework for sound 
economic development strategies 

The General Plan guiding principles are incorporated through-
out the Transportation Element, as they are applicable to 
each component of the transportation system. Mobility and 
connectivity are linked to each guiding principle and support 
the City’s vision of becoming a sustainable community that 
reduces its impact on the environment, maintains economic 
health, and improves quality of life for all. 
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Complete “10-Minute” Neighborhoods
Summary 

 » In a complete “10-minute” neighborhood, residents can 
meet most of their daily needs through a short walk, bike 
ride, transit trip, or vehicle drive

 » Encourages transportation investments that support the 
development of a complete and balanced network that 
works in tandem with the City’s land use goals and helps 
establish complete communities

Description

In a complete “10-minute” neighborhood, residents can 
meet most of their daily needs through a short walk, bike 
ride, transit trip, or vehicle drive. The time it takes to travel is 
generally 10 minutes or less. Complete communities provide 
improved access to goods and services through the devel-
opment of a balanced and complete transportation network. 
This is consistent with the City’s smart growth goals which 
seek to balance population, housing, and economic growth 
with the needs of the community. By enabling more people 
to walk, bike, and take transit, the City can increase access to 
key destinations, including schools. Increased access in the 
transportation network will also help the City make progress 
towards its climate action goals to reduce GHG emissions 
and VMT, improving air quality as well as public health by 
providing more opportunities to utilize active transportation. 

A focus on complete communities will improve the quality 
of life for residents, particularly those in disadvantaged com-
munities. Enhancing multimodal transportation options will 
support low-income residents who rely on these modes.

To be successful, a complete community must have a balanced 
mix of origins, destinations, and connections. Origins refer to 
the starting point of a trip, which is often a place of residence. 
Destinations refer to where people want to go, such as school, 
work, or a local shop or business. Connections refer to the in-
frastructure in between, such as a sidewalk, bike facility, tran-
sit route, or street, that helps people travel from one point to 
another. This policy driver, which builds upon the recommen-
dations of the INTRAConnect (2020) study, encourages trans-
portation improvements that work in tandem with the City’s 
land use goals and help establish complete communities. 

Economic Development
Summary 

 » The transportation network plays a key role in connecting 
people with needed goods and services, and a well-per-
forming transportation network is vital to economic de-
velopment

 » Encourages transportation improvements that help the 
City grow economic opportunities that benefit National 
City through measures such as: 
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 – Resource management, including curb management 
and parking management

 – Partnerships with other agencies, such as the Port of 
San Diego, U.S. Navy, and the Metropolitan Transit Sys-
tem (MTS), to address mobility challenges and pursue 
funding opportunities

Description

The transportation network plays a key role in connecting 
people to needed goods and services, and a well-perform-
ing transportation network is vital to economic development. 
National City is a hub of regional activity; multiple uses, in-
cluding the Port of San Diego-owned National City Marine 
Terminal and Naval Base San Diego, have regional economic 
importance. These uses, however, are not directly controlled 
by the City. On-going coordination between the City and 
partner agencies, such as the Port of San Diego, U.S. Navy, 
and MTS, is necessary to manage traffic congestion along 
key corridors and pursue funding opportunities to address 
on-going issues. One key challenge for the City is improv-
ing waterfront access for local residents. The Homefront to 
Waterfront (2020) study provides specific recommendations, 
such as the implementation of a Neighborhood Electric Vehi-
cle (NEV) program, to improve connectivity to the City’s wa-
terfront assets. Partnerships with key agencies can help lever-
age funding opportunities such as capital grant programs, to 
implement these and other improvements. 

National City’s downtown acts as a key economic engine for 
the City, as well, as discussed in the Downtown Specific Plan 
(2017). Downtown’s existing assets include a diverse resi-
dential population of families and seniors, numerous civic, 
educational, and recreational amenities, a broad variety of 
established businesses, and a strong employment base. The 
Downtown Specific Plan provides the framework to leverage 
these assets into a vibrant urban core that serves the existing 
population and encourages new residents and businesses 
to locate downtown. As one of the guiding principles of the 
General Plan, effective management of the City’s resources, 
such as curb area, on-street parking, and parking require-
ments, is also key to the City’s on-going economic develop-
ment efforts. This policy driver encourages the implementa-
tion of transportation improvements that help the City grow 
economic opportunities that benefit National City. 

Safety and Resilience
Summary 

 » The safe functioning of the transportation network is key 
to community well-being

 » Promotes the development of a robust and resilient trans-
portation network that safely accommodates all users, 
maintains access for critical lifeline services during an 
emergency event, and supports national security
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Description

The safe functioning of the transportation network is key to 
community well-being. In 2014, the SMART Foundation Plan 
comprehensively studied the City’s transportation network 
and documented areas with bicycle and pedestrian safety is-
sues. The plan recommends several facility improvements to 
encourage walking and biking and improve user safety. In ad-
dition to supporting travel, the plan also notes that the street 
serves as an important public space; how it is designed, such 
as the presence of lighting and access points, can influence 
the perception of safety. This theory, known as Crime Pre-
vention Through Environmental Design (CPTED), encourag-
es proper, well-designed spaces to deter criminal acts before 
they occur. The establishment of this policy driver reflects the 
General Plan’s health and safety goals to encourage health-
ier living, reduce crime, and reduce risks of injury and envi-
ronmental damage. This policy driver emphasizes the City’s 
commitment to examining the built environment to support 
the health and wellbeing of all residents. 

The transportation network also provides another key func-
tion as critical infrastructure during emergency events. 
During an emergency, roadways provide access for lifeline 
services, such as police and fire protection and medical at-
tention. As discussed in the Safety Element, portions of Na-
tional City are susceptible to flooding, wildfire, earthquake, 
and/or other risks. Furthermore, California’s Fourth Climate 

Change Assessment: San Diego Region Report (2018) and 
County of San Diego Multi-Jurisdictional Hazard Plan (2018), 
indicate that the impacts of climate change and sea level rise 
will likely affect the City with increasing frequency and sever-
ity. To ensure that residents have adequate access to lifeline 
services during an emergency is paramount for public health, 
safety, and welfare. 

In addition, portions of the City’s transportation network are 
designated Strategic Highway Network (STRAHNET) con-
nectors, which support the Department of Defense’s domes-
tic operations. STRAHNET includes roads deemed necessary 
for the emergency mobilization and peacetime movement of 
resources to support U.S. military operations. Overall, this 
policy driver promotes the development of robust and resil-
ient transportation network that safely accommodates all us-
ers and maintains access for critical lifeline services during 
an emergency event. 

New Mobility and Emerging Technology
Summary 

 » Focuses on preparing the City to be future-ready and lever-
age transportation technology in a manner that is consis-
tent with its overarching values and climate action goals, 
and supports the creation of an integrated transportation 
network
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 » Positioning of the City to compete for regional, state, and 
federal grants to explore “new mobility,” transportation 
demand management (TDM), and transportation sys-
tems management (TSM) as potential tools

Description

Technology has evolved rapidly in the past few years to offer 
a broad suite of new transportation options, including mi-
cromobility (e-bikes, e-scooters, etc.), microtransit (on-de-
mand transit services such as NEVs that provide flexible 
transit service in defined areas), the pending prevalence of 
autonomous vehicles, and more. Advancements in broad-
band technology and the expansion of internet access have 
enabled telecommuting. Other improvements, such as coor-
dinated signal timing, can maximize the operational capaci-
ty of the transportation network without having to physically 
expand infrastructure. These advancements present exciting 
opportunities to improve the City’s overall network function; 
however, there will continue to be uncertainty regarding the 
effectiveness of these options as transportation technology 
evolves and changes. 

This policy driver focuses on preparing the City to be fu-
ture-ready and leverage transportation technology in a manner 
that is consistent with its overarching values and climate ac-
tion goals; it also supports the creation of an integrated trans-
portation network. Incorporating new mobility and transporta-
tion technologies will create more opportunities for the City to 
meet the evolving mobility needs of residents, which can lead 

to more successful implementation of projects and programs 
and improve the quality of life for all. In addition, this policy 
driver focuses on positioning the City to compete for regional, 
state, and federal grants to explore “new mobility,” TDM, and 
TSM as potential tools. 

History of Transportation In National City
Early National City

National City boasts a rich transportation history as the sec-
ond oldest city in San Diego County. The transportation his-
tory of the City predates its incorporation in 1887. In 1882, 
the Santa Fe Rail Depot was constructed in and served as 
the southern terminus of the original transcontinental rail-
road and is currently the only original remaining terminus 
still standing.  

In 1887, the San Diego Land and Town Company opened the 
first commuter-type train dedicated to passengers. This sub-
urban steam line, named the National City and Otay Railway 
(NC&O), shuttled buyers in San Diego to new housing divisions 
south of the City of San Diego.  At the same time, the San Diego 
region began preliminary discussions on electric street cars as a 
transit option. From 1887 through 1925, John D. Spreckels built 
and expanded streetcar service throughout the region including 
opening the Third Avenue Streetcar Line in 1906, connecting Ch-
ula Vista and National City to San Diego.

The first motor bus in the region went into service in 1922, 
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operating between National City and Chula Vista. The intro-
duction of the motor bus began a long transition from rail to 
bus service, eventually ending with the elimination of all rail 
transit in 1949. Rail transit was not reintroduced to the region 
again until 1981.

Freeway 

The introduction of the freeway marked the next major 
change as part of National City’s transportation history. In 
1934, Highway 101 opened, connecting the San Ysidro border 
to National City. As part of the new Montgomery Freeway, 
this facility was upgraded from 1943 through 1958, providing 
better automobile access from San Ysidro up through San Di-
ego. This freeway was eventually incorporated as part of the 
Interstate-5 freeway. While this freeway provided better con-
nectivity for both the City of National City and the communi-
ties south of National City to the City of San Diego and north 
of the region, the freeway bisected the harbor side communi-
ties of National City from the rest of the City. 

The passing of the Federal Highway Act in 1956 contributed 
to the introduction of new freeways around and through Na-
tional City. Planning for the I-805 freeway began in 1956, and 
was eventually constructed between 1970 and 1975, providing 
an additional north-south freeway connection to ease con-
gestion on the existing I-5 freeway. Similarly, the State Route 
54 freeway that borders the southern edge of National City 
was planned for in the early 1960s. However, the construc-
tion was not completed and the freeway did not open to com-
muters until 1992.

Through this period, the automobile became the dominant 
means of transportation in the region. Based on this mod-
al shift, urban decentralization increased leading to greater 
congestion on freeways and roadways into and out of major 
job and population centers such as downtown San Diego. 
National City’s proximity to downtown San Diego and the 
three freeways bordering and running through the City exem-
plify the challenges posed by the built freeway environment. 
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Reintroduction of Light Rail Transit (LRT) 

In the late 1975, the Metropolitan Transit Development Board 
(MTDB) was created due to the passage of California Sen-
ate Bill 101. In 1980, MTDB created the San Diego Trolley, 
Inc. (SDTI) as a wholly-owned subsidiary of the MTDB. The 
objective of SDTI was to operate and maintain a light rail 
system for the region. In 1981, operations began on a “South 
Line” (today known as the “Blue Line”) connecting down-
town San Diego to the US/Mexico Border at San Ysidro. In 
National City, two stations opened, serving the community 
at 8th Street and 24th Street. In 1983, 15-minute service was 
introduced, and average daily ridership exceeded 14,000. By 
1991, peak hour service expanded to 7.5-minute headways in 
response to increased demand. Today the Blue Line is one of 
the busiest LRT lines in the country.

Complete Streets 

In 2008, the State of California passed AB 1358, the Califor-
nia Complete Streets Act. Complete streets are defined as an 
approach to transportation infrastructure that balances the 
needs of all users of the street, including motorists, pedes-
trians, bicycles, children, persons with disabilities, seniors, 
movers of commercial goods, and users of public transpor-
tation. Based on 2010 Census data, approximately 10% of 
households in National City do not own a personal automo-
bile, highlighting the need for walking, biking, and transit-ori-
ented infrastructure.
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Over the last decade, the City of National City has been ag-
gressive in providing for those multimodal needs, rapidly 
planning for, designing, and constructing projects based on 
these infrastructure needs. The National City General Plan 
Update in 2011 identified a network of designated commu-
nity corridors throughout the City (see Figure T-7 on page 
47). These corridors represented locations for proposed 
multimodal improvements to increase the comfort of walk-
ing and/or bicycling on these roads. In 2014, the City pro-
duced the S.M.A.R.T Foundation Plan (Safe, Multi-modal, 
Accessible Routes to…Transit , Work, School, Services and 
Recreation) based upon improvements to the walkability and 
bikeability of the community. 

The opportunities and constraints, as well as goals and fu-
ture projects identified in the SMART Foundation Plan were 
expanded upon as part of the INTRAConnect Plan (Integrat-
ing Neighborhoods with Transportation Routes for Al Con-
nections), approved in 2020. The INTRAConnect Plan was 
designed as a guide for improving neighborhoods so that 
residents can walk, take transit, bike, or take a short drive to 
meet their daily trip needs. The plan also introduced the con-
cept of a “10-Minute Neighborhood,” or community where 
most daily trips and many weekly trips can be made by foot 
within 10 minutes, or by bike in five minutes, or by driving 
in three minutes. The “10-Minute Neighborhood” synthesiz-
es both the transportation needs of a community with the 
“Smart Growth” development in infill areas. 

Future of Transportation

Technology is quickly shifting mobility access, usage, and ex-
pectations. Emerging private services, such as transportation 
network companies (TNCs), micromobility (shared scooters 
and bikes), microtransit, and automated vehicles have al-
ready affected travel behavior across the country. Additionally, 
systems that require real time data collection and transmis-
sion, electric drive systems, and users accessing information 
continue to increase the demand on enabling systems, such 
as electric grids and broadband networks.

As new services emerge, the City must ensure a holistic cir-
culation system that serves the needs of residents and vis-
itors, and helps accomplish interrelated City goals, such as 
safety, complete streets, equity, and environmental sustain-
ability. As mobility continues to evolve, the City may establish 
frameworks for partnerships with mobility providers, data 
collection and dissemination, prioritization of projects and 
funding, and guidance for usage of City assets. Creation of 
a strong foundation of goals, objectives, and policies will en-
sure that emerging technology will complement and enhance 
the mobility system.
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Mobility by the Numbers
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Pedestrian Routes
Existing Setting
National City is made up of multimodal communities with high 
rates of pedestrian activity. As part of the smart growth vision, 
the City has a taken a proactive approach to addressing the 
safety of existing pedestrian routes, as well as the barriers to 
walkability within the planning area. The City’s Capital Improve-
ment Program (CIP) identifies, prioritizes, and coordinates the 
financing and timing of major public improvements throughout 
the City. One of the primary goals of the CIP is to identify, fund 
and deliver infrastructure improvements that support walkabil-
ity. The City’s Safe Routes to School (SRTS) program engages 
the community to assist with identifying barriers to walking 
and proposes solutions to create safe and accessible walking 
corridors between schools and feeder neighborhoods. Typical 
traffic safety enhancements include flashing warning beacons, 

radar speed feedback signs, pedestrian countdown signal, and 
school crosswalk enhancements such as high intensity signing 
and striping, flashing signs, in roadway warning lights, raised 
crosswalks, curb overextension refuge islands, etc. The SRTS 
programs supplements infrastructure improvements funded 
through the City’s CIP with public outreach education and en-
tourage activities aimed at increasing the number of children 
who walk to and from school. 

The City’s Americans with Disabilities Act (ADA) transition plan, 
which is updated annually, outlines the procedures to be used in 
updating the City’s current inventory and prioritizing improve-
ments. From 2013-2019, National City installed 16.9 miles of new 
sidewalk and installed and/or upgraded 675 curb ramps for ADA 
compliance. Figure T-1 on page 26 highlights these recently 
completed sidewalks in addition to opportunities for sidewalk gap 
closures throughout the City. Table T-1 lists the recent sidewalk im-
provements, ADA improvements, and other pedestrian enhance-
ments made through the CIP.

Page 774 of 1838



CITY OF NATIONAL CITY  23 TRANSPORTATION ELEMENT

Project Year Completed Pedestrian Enhancements

Coolidge Avenue Safe 
Routes to School

 2014

• Enhanced crosswalks with high intensity signing and striping
• Wider sidewalks, pedestrian curb ramps and raised crosswalk
• New lighting, landscaping, and storm water bio-retention areas
• Decorative benches and bike racks
• Traffic calming measures such as corner bulb-outs

8th St Safety 
Enhancements

2015

• New traffic signal at “M” Avenue
• Enhanced crosswalks with high intensity signing and striping
• Pedestrian refuge island and overhead advanced warning beacons for new crosswalk at 

“K” Avenue
• New sidewalks and pedestrian curb ramps for ADA compliance
• Traffic calming measures such as corner bulb-outs and a “road diet”

8th St Smart Growth 2015

• Enhanced crosswalks with high intensity signing and striping
• New, wider sidewalks and pedestrian curb ramps for ADA compliance
• New lighting, landscaping, and decorative benches
• Traffic calming measures such as corner bulb-outs and a “road diet” on E. 8th Street 

between National City Boulevard and Highland Avenue

A Avenue Green Street 2015

• Enhanced crosswalks with pedestrian refuge islands and corner bulb-outs for traffic 
calming

• Pedestrian actuated flashing crosswalk signs, and high intensity signing and striping
• New sidewalks and pedestrian curb ramps for ADA compliance

Downtown – 
Westside Community 
Connections

2015
• Corner bulb outs for traffic calming
• Pedestrian curb ramps for ADA compliance
• Enhanced crosswalks with corner bulb-outs and high intensity signing and striping

TaBLE T-1: Recently Completed Capital Improvement Program (CIP) Projects – Pedestrian Enhancements
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Project Year Completed Pedestrian Enhancements

Highland Ave Safety 
Enhancements

2016

• Enhanced crosswalks with pedestrian refuge islands and high intensity signing and strip-
ing

• Pedestrian curb ramps for ADA compliance
• New streetlights
• Reduce travel lanes to two lanes with protected left-turn pockets to calm traffic 
• Enhance signing and striping, corner bulb-outs, and refuge islands 
• Convert parallel parking to angle parking on the east side of the street

D Avenue Community 
Corridor

2016

• Enhanced crosswalks with pedestrian refuge islands
• Corner bulb-outs for traffic calming
• Pedestrian actuated flashing crosswalk signs, and high intensity signing and striping
• Pedestrian curb ramps for ADA compliance
• Traffic calming roundabout

Paradise Valley Road 
Safe Routes to School

2016
• New sidewalk, curb and gutter, and lighting along the west side of Paradise Valley Road 

between E. 8th Street and E. Plaza Boulevard to provide a “gap closure” along this key 
walking route to/from Ira Harbison Elementary School

El Toyon Park 
Improvements

2017

• Pedestrian lighting
• Walking paths
• Curb ramps and raised crosswalk
• New park restrooms

Kimball Park 
Improvements

2017

• Pedestrian plaza
• Improved lighting
• Walking paths and curb ramps
• New park restrooms

TaBLE T-1: Recently Completed CIP – Pedestrian Enhancements (Cont.)
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Project Year Completed Pedestrian Enhancements

Pedestrian Midblock 
Crossing Project

2018

• New LED fixtures at 30 signalized intersections Citywide
• Install pedestrian level LED streetlights at 16 midblock crosswalks
• ADA curb ramps, corner bulb-outs, sidewalks, and solar powered flashing crosswalk 

signs with high intensity striping at 6 midblock crosswalks

18th St Community 
Corridor

2018

• Raised crosswalk and enhanced crosswalks with high intensity striping
• New sidewalks and pedestrian curb ramps for ADA compliance
• Enhanced crosswalks with high intensity striping
• New plaza area with lighting, landscaping, benches, and bike racks in front of Kimball 

Elementary School
• Traffic calming measures such as corner bulb-outs at school crosswalks
• Storm water treatment infiltration areas

Westside Pedestrian and 
Bicycle Enhancements

2018

• Enhanced crosswalks with high intensity signing and striping
• Raised crosswalk
• New sidewalks and pedestrian curb ramps for ADA compliance
• New lighting, landscaping, benches, bike racks and public art
• Traffic calming roundabout

Alley Improvements 
Project

2018
• Reconstructing eight existing alleys subject to drainage issues with new concrete alleys
• Pedestrian curb ramps for ADA compliance

Highland Ave Traffic 
Signal Modifications

2019
• ADA enhancements
• Pedestrian countdown signal heads
• Audible pedestrian push button systems

Euclid Avenue Bicycle 
and Pedestrian 
Enhancements

2020-2022
• New sidewalks and pedestrian curb ramps for ADA compliance
• Curb extension at the intersection of Euclid Avenue and Plaza Boulevard

TaBLE T-1: Recently Completed CIP Projects – Pedestrian Enhancements (Cont.)
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FIGURE T-1: Recently Completed Sidewalks and Missing Sidewalks Slated for improvement
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Future Pedestrian Corridors and 
Improvements
Pedestrian Corridors

The pedestrian network within the City of National City in-
cludes new classifications for two types of pedestrian corri-
dors. These pedestrian corridors are sensitive to the land use 
context and provide opportunities for additional enhance-
ments to both pedestrian safety and the pedestrian walking 
experience. 

 » Walkable Retail Corridor: This corridor type is intend-
ed to increase the comfort and experience of walking in 
commercial and mixed-use areas. Along these corridors, 
pedestrian amenities such as street furniture, shade, and 
pedestrian scale lighting are encouraged. Crosswalk infra-
structure is also encouraged to provide pedestrians safe 
access to businesses and uses on both sides of the street.

 » Pedestrian Safety Corridor: This corridor type is intended 
to maximize the safety of walking in residential, park and 
school zone areas. Along these corridors, traffic calming 
features such as roundabouts, traffic circles, and pop-outs 
are encouraged to provide greater safety for pedestrians. 
Crosswalk infrastructure is also encouraged to provide pe-
destrians safe access to both sides of the street.

Pedestrian and Walkability Improvements

The 2019-2024 CIP has identified an additional 337 ADA ramp 
upgrades, installations, and improvements, and the 2025-
2029 CIP is identifying the remaining 1,380 ramps in the City 
for improvement. Some of these upcoming pedestrian CIP 
improvements include:

 » 8th Street corridor (between K and Palm Avenues): Traffic 
calming and pedestrian facility enhancements, including 
installation of a traffic signal at the intersection of E 8th 
Street and L Avenue

 » Coolidge Avenue: Improved pedestrian safety and access 
and traffic calming, including the installation of new side-
walks, ADA curb ramps, bulb-outs, crosswalks and sign-
ing, and striping enhancements

 » City-wide: Repairs to deteriorated curb, gutter and side-
walks throughout the City

The City has also identified a number of spot locations 
throughout National City where improvements are needed 
to improve pedestrian safety, user experience, or both. These 
locations, along with the identification of the Walkable Retail 
and Pedestrian Safety Corridors are shown in Figure T-2 on 
page 28.
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FIGURE T-2: Pedestrian Corridors and Location-Based Pedestrian Needs
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FIGURE T-2: Pedestrian Corridors and Location-Based Pedestrian Needs
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Goals and Policies
PEDESTRIAN NETWORK

Goal T-1: a universally accessible, safe, comprehensive, and integrated pedestrian system.

Policy T-1.1: Create a network of safe and comfortable walking environments. 

Policy T-1.2:
Require new development and redevelopment to incorporate pedestrian-oriented street designs that provide a 
safe and comfortable environment for walking. 

Policy T-1.3:
Ensure pedestrian network provides safe access to transit, schools, parks, recreation centers, shopping districts, 
and other key destinations. 

Policy T-1.4: Promote walking as the primary travel mode to schools.

Policy T-1.5: Ensure pedestrian safety at intersections and mid-block crossings.

Policy T-1.6:
Ensure safe and comfortable access by less mobile segments of the population consistent with the Americans 
with Disabilities Act.

Policy T-1.7: Encourage the application of Universal Design to the pedestrian system.

Policy T-1.8:
Provide a continuous pedestrian network within and between neighborhoods that links transit, schools, hous-
ing, jobs, parks, and retail free from major barriers.

Policy T-1.9
To reinforce community connections, encourage and facilitate pedestrian access through wayfinding and signage 
for facilities connecting to transit, schools, parks, recreation centers, shopping districts, and other key destinations.

Why is this Important?

Improving the pedestrian system through enhancements to walkability, including more attractive streetscapes, continuous well 
paved sidewalks, proximity of destinations, adequate lighting, and safe street crossings is found to encourage pedestrian activ-
ity within the community. Improving pedestrian access to schools supports the General Plan’s guiding education principle of 
making schools neighborhood focal points. An increased reliance on walking and decreased reliance on motorized transport 
has both health and environmental benefits and supports the City’s climate action goals. The principle of Universal Design 
states that infrastructure that meets the needs of people with disabilities is also a best practice for people without disabilities.
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Bikeways
BIKE FaCILITY CLaSSIFICaTIONS

Class I Bike Path: Paved rights-of-way separated from the street

Class II Bike Lane: On street facilities designed for bikes with striping and 
stencils

Class III Bike Route: Streets shared with motor vehicles that are designated 
for bicycle travel with signage

Class III Bike Boulevard: An enhanced Class III Bike Route where additional 
traffic calming features are provided to reduce vehicular speeds and improve 
safety for cyclists.

Class IV-Cycle Track: Exclusive bikeway with a physical separation from motor 
vehicle travel lanes, parking lanes, and sidewalks

Existing Setting
National City is home to a range of bi-
cycle facilities that create both local and 
regional bicycle connectivity and holds 
a commitment to the development and 
improvement of active transportation 
connections. Improving these connec-
tions supports the City’s climate action 
goals to reduce GHG emissions and 
VMT, as well as creating successful 
complete “10-Minute Neighborhoods.” 
Bicycle facilities within the planning 
area can be broken down into five clas-
sifications that are summarized here:
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Improving local and regional bicycle connectivity and en-
hancing bicycle safety is a component of both the City’s CIP 
infrastructure and SRTS programs. From 2013-2022 the City 
has constructed approximately 2.61 miles of new bicycle facil-
ities as shown in Figure T-3. Table T-2 highlights the recently 
completed CIP projects that improved the bicycle mode envi-
ronment within the planning area. 

In addition to the local serving bikeways, the planning area 
also contains two regional bikeways: the Bayshore Bikeway 
and the Sweetwater River Bikeway. 

The Bayshore Bikeway is a 26-mile regional bicycle route that 
encircles San Diego Bay and passes through the planning area 
along Harbor Drive and Tidelands Avenue and provides a link 
to the nearby cities of San Diego, Coronado, Imperial Beach, 
and Chula Vista. This route also provides an alternative trans-
portation option to many industrial and military job sites. 

The Sweetwater River Bikeway is located along the southern 
border of National City with segments in Chula Vista. It runs 
parallel with the Sweetwater River Flood Control Channel. It 
is approximately 1.7 miles long and varies between eight and 
ten feet in width. It connects to the Bayshore Bikeway at the 
Sweetwater Channel near the Gordy Shields Bridge. Figure T-4 
shows a map of the existing and planned local and regional 
bikeways.

Class II buffered bicycle lane along Euclid Avenue
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Project Year Completed Bicycle Enhancements

Coolidge Avenue Safe 
Routes to School

 2014 • New bike racks

4th St Community 
Corridor

2014
• Green bike boxes at four signalized intersections
• New Class II bike lanes with reverse angle parking for bicycle safety

8th St Smart Growth 2015
• New bike racks
• New Class II bike lanes with signage on 8th Street between Harbor Drive and Roosevelt 

Avenue

D Avenue Community 
Corridor

2016

• New Class II bike lane and class III sharrows with signage
• Reverse angle parking for bicycle safety
• Green bike boxes at two signalized intersections, E. 18th Street and E. 24th Street
• Enhanced crosswalks with pedestrian refuge islands
• Corner bulb-outs for traffic calming
• Pedestrian actuated flashing crosswalk signs, and high intensity signing and striping
• New traffic calming roundabout at E. 12th Street

Downtown Westside 
Community 
Connections

2016 • New Class III sharrows with signage

Bicycle Parking 
Enhancements

2017
• Custom bicycle racks for parks, public buildings, business districts and other 

destinations along bicycle corridors

18th St Community 
Corridor

2018

• Green bike boxes at two signalized intersections, National City Boulevard and “D” 
Avenue

• New bike racks
• New Class II bike lane between Wilson Avenue and “D” Avenue
• New sharrows with signage between “D” Avenue and Granger Avenue

Division St Traffic 
Calming

2018
• 1 mile of Class II bike lanes with signage on Division Street between Highland Avenue 

and Euclid Avenue
Westside Pedestrian and 
Bicycle Enhancements 

2018
• Class II bike lanes with signage on Civic Center Drive, Wilson Avenue and W. 22nd Street
• New bike racks

TaBLE T-2: Recently Completed Capital Improvement Program Projects – Bicycle Enhancements
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TaBLE T-2: Recently Completed Capital Improvement Program Projects – Bicycle Enhancements (Cont.)

Project Year Completed Bicycle Enhancements

Harbison Avenue Road 
Diet Project

2019 • New Class III sharrows

16th Street Corridor 2019
• Implementation of Road Diet
• Class III Sharrows with signage
• Reverse Angle Parking

National City Boulevard 
Inter City Bike 
Connection

2020-2022 • New Class 4 along W33rd St and National City Boulevard over the SR-54 overpass

Sweetwater Road Bicycle 
Enhancements

2020-2022
• Class II bike lanes with signage on Sweetwater Road
• Transition striping

Euclid Avenue Bicycle 
and Pedestrian 
Enhancements

2020-2022
• Class II bike lanes with signage on Euclid Avenue
• Transition striping
• Curb extension at the intersection of Euclid Avenue and Plaza Boulevard

Paradise Drive and 
Grove Street Bicycle 
Enhancements

2020-2022
• Southbound Class II bike lane on Paradise Drive between 9th Street and 10 Street
• Northbound Class II bike lane on Grove Street between 12th Street and Plaza Boulevard
• Class III bike routes on Paradise Drive and Grove Street

Westside Bicycle 
Enhancements

2020-2022
• Northbound Class II bike lanes on Coolidge Avenue
• Southbound Class II bike lanes on Hoover Avenue

Sweetwater River 
Bikeway Connections/ 
30 th Street Bicycle 
Enhancements

2020-2022
• Class II bike facilities on 30th Street from I Avenue to 2nd Avenue
• Class II bike lanes on 2nd Avenue from 30th Street to the Sweetwater River Bikeway
• Class III bike route on 30th Street from

Hoover Avenue Bicycle 
Enhancements

2020-2022 • Class II bike lanes on Hoover Avenue from W 30th Street to W 33rd Street

Roosevelt Bicycle 
Enhancements

2020-2022
• Class II bike lanes on Roosevelt Avenue from 8th Street to National City Boulevard/

Division Street
Bicycle Parking 
Enhancements

2020-2022 • New bike racks
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FIGURE T-3: Existing Local and Regional Bikeways
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Future Bikeway Improvements
Future Bikeway Facilities

As part of recently adopted planning efforts by the City of 
National City and the concurrently adopted Bicycle Master 
Plan Update, the City has identified additional local bikeways 
through the City. These planned local and regional bicycle fa-
cilities are found in Figure T-4.
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FIGURE T-4: Existing + Future Local and Regional Bikeways
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Goals and Policies
BIKEWAY SYSTEM

Goal T-2: a safe, comprehensive, and integrated bikeway system.

Policy T-2.1:
Create a safe and comfortable network of bicycling facilities to access transit, schools, parks, recreation centers, 
shopping districts, and other key destinations. 

Policy T-2.2:
Require new development and redevelopment to provide safe, secure end-of-trip bicycle facilities, where appro-
priate.

Policy T-2.3:
Require new development and redevelopment to provide safe and comfortable bicycle routing to community 
connections such as transit, schools, parks, recreation centers, shopping districts, and other key destinations, 
where appropriate.

Policy T-2.4:
Encourage existing businesses and new development or redevelopment projects to promote bicycling and pro-
vide personal lockers and shower rooms.

Policy T-2.5: Encourage bicycling through education and promotion programs in conjunction with local school districts. 

Policy T-2.6:
Encourage and facilitate cycling through wayfinding and signage for facilities connecting to transit, schools, 
parks, recreation centers, shopping districts, and other key destinations.

Policy T-2.7: Promote the safety of cyclists at intersections and mid-block crossings that are in the bicycle network.

Why is this Important?

Bicycling provides a very viable alternative to most in-town trips that are typically taken by car if the necessary infrastructure 
to provide for cyclist safety and connectivity is in place. Comprehensive bicycle infrastructure and facilities are an important 
component of creating a balanced and complete transportation network. This balance is important to the City’s smart growth 
goals, and for establishing complete communities with enhanced multimodal access to key destinations for all. Bicycling is 
also a non-polluting, low-cost, and sustainable form of transportation that with greater use can help reduce greenhouse gas 
emissions and the City’s carbon footprint, and serves as a form of physical activity, resulting in health benefits for the cyclist.

Page 790 of 1838



CITY OF NATIONAL CITY  39 TRANSPORTATION ELEMENT

Public Transit
Existing Setting
Residents of National City rely more on public transportation 
than commuters throughout San Diego County. Of the esti-
mated 25,531 working residents of the City (US Census Bureau 
ACS 2017), 6.9% commute to work using public transit, com-
pared to the county’s average of 3.4%. The City’s urban core is 
well served by multimodal transportation options that allow 
for local and regional trips to be made without a car. In support 
of this multimodal system, National City is building on existing 
assets by encouraging development near transit nodes, includ-
ing additional transit improvements in CIP projects. Recently 
completed improvements include new benches at bus stops 
throughout downtown National City, and streetscape enhance-
ments on 8th Street encourage connections to and from the 

8th Street Trolley Station. Improving connections and access 
supports the City’s climate action goals to reduce GHG emis-
sions and VMT.

National City is served by a regional transit system operat-
ed by MTS. There are ten bus routes running through the 
planning area with a total of 205 bus stops. Additionally, 
the planning area includes two MTS Trolley stations, which 
are located on the Blue Line Trolley running from Old Town 
and Downtown San Diego to the US-Mexico border. The 8th 
Street Trolley Station is located near the intersection of 8th 
Street and Harbor Drive, and the 24th Street Trolley Station 
is located near the intersection of 22nd Street and Wilson Av-
enue. Figure T-5 highlights the regional public transit system 
throughout the planning area.
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FIGURE T-5: Regional Public Transit System
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Future Transit Improvements
Several regional transit projects are envisioned in the future 
that will affect transit options for National City residents. 
These potential improvements include:

 » Corridor and Regional Transit Service – Improvements to 
accommodate transit along I-5 and I-805. These improve-
ments may include a new rail line (MTS Purple Line), new 
express service (MTS Blue Line Express), and/or new 
transit focused mobility hubs within the City.

 » The planning area will also be served by the South Bay Rap-
id, which launched full-service operations in January 2019. 
The 26-mile BRT provides high-speed transit connections 
between downtown San Diego and the Otay Mesa Border 
Crossing along the I-805 managed lanes and a dedicat-
ed transitway through eastern Chula Vista. The South Bay 
Rapid currently includes 12 stations within the public right-
of-way and will add four future infill stations including the 
East Plaza Boulevard Station in National City.

San Diego Trolley

Page 793 of 1838



42 CITY OF NATIONAL CITY

Goals and Policies
PUBLIC TRANSIT

Goal T-3: Increased use of transit systems.

Policy T-3.1:
Encourage responsible agencies to provide an accessible and convenient transit network to access schools, 
parks, recreation centers, shopping districts, and other key destinations.

Policy T-3.2: Ensure that access, boarding, bus stop and shelter facilities to meet the needs of transit users.

Policy T-3.3:
Provide multimodal access to transit stops, including end of trip facilities for bicyclists and pedestrians, includ-
ing children and youth, seniors, and persons with disabilities.

Policy T-3.4: Encourage transit use by providing convenient carpool pickup and park-and-ride locations near transit centers.

Policy T-3.5: Encourage transit providers to post route maps and pick up/drop off times at each stop.

Policy T-3.6:
Work with transit providers to maintain and enhance services within the City that are timely, cost-effective, and 
responsive to growth and redevelopment.

Policy T-3.7:
Encourage responsible agencies and businesses to provide shuttle service between transit stations and other 
key destinations.

Policy T-3.8: Work with responsible agencies to provide convenient bus stop locations.

Why is this Important?

Expanding use of the transit system will help the community meet numerous goals and objectives set forth in the General 
Plan including increasing mobility, preserving and enhancing neighborhood character, improving air quality, reducing storm 
water runoff, reducing paved surfaces, and fostering compact development and a more walkable city. Transit connections to 
key destinations are also important factors of a complete “10-minute neighborhood.” Improving public transit options, access, 
and connectivity allows for more trips to be made without a car and supports the City’s climate action goals to reduce GHG 
emissions and VMT. A convenient, efficient, and affordable transit system greatly expands equitable transportation options. 
When the throughput of transit passengers is faster than those in personal vehicles, transit can be a better choice than driving.
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Vehicular Circulation System
Existing Setting
The planning area currently has approximately 110 miles of 
paved streets and 90 signalized intersections. The existing 
roadway system generally follows a traditional grid pattern. 
The main regional freeway facilities through the planning area 
are I-5, I-805, and SR-54. Both I-5 and I-805 provide north-
south movement while SR-54 is an east-west corridor. 

The City has approximately 14 major arterial roadways provid-
ing circulation across the City and to major destination points 
throughout the region. These streets are typically four lanes 
and are generally spaced at half-mile intervals. Additionally, 
the City is served by approximately 31 collector roadways that 
operate as local conduits to take users in and out of neighbor-
hoods and business districts onto the arterial routes. These 
are generally two-lane roads with signalized intersections.

Roadway Classifications

The street system within the planning area includes major 
roadways, which are broken down into four classifications: 
freeways, arterials, collectors, and local roads. Figure T-6 
identifies the locations of these various roadway typologies 
within the planning area. Definitions of these classifications 
are provided on the chart to the right.

ROaDWaY CLaSSIFICaTION

NaTIONaL CITY ROaDWaY CLaSSIFICaTION

Freeway: A state-designated, high-speed, high-capacity 
route with limited direct access that serves statewide 
and interregional transportation needs. 

arterial: A major local traffic channel, providing circu-
lation across the City and access to major destinations 
throughout the region. These are usually comprised of 
four to six driving lanes, often with synchronized signals 
to help traffic flow.

Collector: A local conduit that distributes vehicular traffic 
from neighborhoods or business districts onto arterials 
and sometimes to other collectors. These may serve as 
alternate routes to arterials for movement across the city.

Local: A low capacity, low-speed road providing direct 
access to individual properties within neighborhoods. 
These roads usually consist of two driving lanes.
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FIGURE T-6: National City Roadway Classification
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FIGURE T-6: National City Roadway Classification
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Community Corridors
The National City street system plan also includes a commu-
nity corridor street typology in addition to the four roadway 
classifications. The community corridors classification is fo-
cused more on the qualitative characteristics of a roadway 
rather than the quantitative properties specified in the func-
tional classifications. This street type is applied to arterials, 
collectors, and local streets and is intended to increase the 
comfort of walking and/or bicycling on these roads through 
traffic calming measures such as on-street parking, bulb-outs, 
or roundabout; streetscape improvements such as landscap-
ing, street trees, and medians; pedestrian enhancements 
such as wider sidewalks and street furniture; and bicycle im-
provements such as designated bicycle lanes and bike rack 
facilities. Community corridors reflect the City’s commitment 
to reinvesting in its multimodal network and adding to the 
sense of community identity with their visible enhancements. 
Figure T-7 identifies the location of designated community 
corridors in National City. Community corridors are subdivid-
ed into four categories:

 » Main Street Commercial Districts (see Figure T-8)

 » Main Street Linear Commercial Corridors (see Figure T-9)

 » Multimodal Streets (see Figure T-10)

 » Green Streets/Urban Trails (see Figure T-11)

National City Boulevard
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FIGURE T-7: Community Corridors
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FIGURE T-8: Main Street Commercial District Community Corridor 
(Main Street - 8th Street)

FIGURE T-9: Main Street Linear Commercial District Community 
Corridor (Main Street - National City Boulevard)

Source: National City Downtown Specific Plan

Page 800 of 1838



CITY OF NATIONAL CITY  49 TRANSPORTATION ELEMENT

FIGURE T-10: Multimodal Community Corridor (Multimodal Corridor) FIGURE T-11: Green Street or Urban Trail Community Corridor (Urban 
Trail/Green Street)

Source: National City Downtown Specific Plan
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Speeds 

All of the city’s arterials and collectors have posted speed lim-
its enforceable per the California Vehicle Code (CVC) and de-
termined by an engineering traffic speed survey. Factors that 
are used to determine speed limits include 85th%ile speeds, 
collision data, and roadway conditions not readily apparent 
to drivers. Engineering and traffic surveys for speed limits 
are conducted once every five years by governing municipali-
ties to comply with Section 40802(a) of the CVC and the na-
tional Uniform Vehicle Code. Engineering and traffic surveys 
may be extended to every seven years or every 10 years if a 
registered engineer evaluates the section of the highway and 
determines that no significant changes in roadway or traffic 
conditions have occurred.

A speed survey was recently conducted between 2016 and 
2017 and posted speed limits were updated throughout the 
City. The survey identified all roadway segments that required 
an increase or decrease in speed limit. The resulting citywide 
posted speed limits can be seen in Figure T-12.

Parking

National City has a variety of parking options including on-
street parking with and without time restrictions (up to four 
hours), off-street parking lots, and residential garages, carports, 
driveways, etc. Designated permit parking districts are located 
in select neighborhoods to protect residents from the park-
ing impacts of nearby non-residential uses such as industrial 

shops (see Figure T-12 on page 51). Permit parking districts 
are governed by city council permits parking policies and the 
City’s municipal code. In these areas, the City charges an annu-
al fee to residents for a parking permit. On-street signage des-
ignates the allowable amount of time vehicles without proper 
permits may park before being liable for citations. Parking for 
commercial vehicles and large trucks is restricted on certain 
streets as well and is also identified by on-street signage. 

As part of its smart growth vision, and to expand on the multi-
modal nature of the City, National City is focused on address-
ing and managing parking needs and demands. 

The Downtown Specific Plan addresses a number of parking 
management strategies for National City. The “Smart Park-
ing” Plan aims to understand how to best meet the commu-
nity’s present and future parking needs in order to identify 
strategies to address parking issues and propose a compre-
hensive parking management framework based on unique 
local conditions and national best practices. Some of the 
most important parking issues for residents, the business 
community, and other stakeholders during engagement for 
the Downtown Specific Plan included the following: 

 » Reducing the visual dominance of parking

 » Focusing improvements in areas that are well served by 
regional transit and supported by local walking/biking in-
frastructure

 » Identifying cost-effective parking demand management 
tools that will protect residential neighborhoods from the 
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FIGURE T-12: National City Posted Speed Limits
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impacts caused by parking “spillover” from adjacent com-
mercial or mixed-use areas

 » Improving the City’s parking management functions (in-
cluding integrated pricing, signage, and enforcement) to 
make the most efficient use of the existing parking supply 
and help ensure the creation of new parking supply as 
necessary to meet future demand

A complete list of these community and stakeholder parking 
priorities can be found in the Downtown Specific Plan. 

The Parking Action Plan (PAP) was also prepared to initiate 
the first phase of implementation of a comprehensive Parking 
Management Plan. The PAP identified parking management 
strategies to address existing and future parking demand:

 » Parking Enforcement: Consistent and efficient parking en-
forcement using the latest technology

 » Parking Capacity: The PAP recommends converting par-
allel parking to angled parking and prohibitions on over-
sized vehicle parking

 » Parking Utilization: The PAP recommends implementing a 
variety of parking strategies to increase access to local busi-
nesses during the day, while providing overnight parking 
for residents after business hours. Strategies include im-
plementing parking meters in business districts combined 
with time restricted parking zones within one block of the 
meters, and residential permit parking for the surrounding 

neighborhoods. The PAP also recommends implementing 
an online permit parking management system.

As part of the parking management study, existing demo-
graphics and transportation characteristics that could affect 
parking demand in National City were analyzed. This analysis 
focused primarily on data for commute trips from the US 
Census Bureau’s 2014 American Community Survey (ACS). 
Findings from the analysis showed that one-third of Nation-
al City workers commute by more efficient and sustainable 
modes than single-occupant vehicles. This suggests that 
additional planned investments in transit and other mobil-
ity choices in the future, supported by appropriate parking 
management policies, could feasibly reduce even more of the 
employee commuter trips that contribute to peak period traf-
fic and parking congestion. Findings also showed that over 
one-fourth of National City households are already “low-car/
no car” households and that a significant majority of Nation-
al City workers are “choice transit riders” in that they reside in 
households with access to a vehicle. Implementing parking 
management policies and parking regulations for new devel-
opment that accommodate existing “low car/no car house-
holds” and “choice transit riders” will be an important part of 
ensuring the success of the City’s parking management.

Title 11 (Vehicles and Traffic) of the Municipal Code is under-
going an update; this section is and will be consistent with 
updates to Title 11. Future updates to Title 11 shall incorpo-
rate any changes to parking policy, as applicable.
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FIGURE T-13: Residential Permit Parking Areas
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Future Vehicular Improvements 
New Community Corridors

As part of recently adopted planning efforts by the City of 
National City, active community engagement, and the incor-
poration of new corridor typologies in the Focused General 
Plan Update, the City has also expanded the number of Com-
munity Corridor network throughout the City. The addition of 
these Community Corridors allows for residents and visitors 
to travel throughout the City using different modes of trans-
portation as identified in the Community Corridor typology. 
Additionally, these Community Corridors align with the new 
Walkable Retail Corridors, Pedestrian Safety Corridors and 
Traffic Calming Corridors and Districts. The expanded Com-
munity Corridor network is shown in Figure T-14.

Traffic Calming Corridors And Districts

The safe functioning of the transportation network is key to 
community well-being. As part of this key policy driver, a new 
vehicular roadway classification has been added along se-
lect corridors and areas of the City. Traffic Calming Districts 
and Traffic Calming Corridors are areas and corridors with-
in the City that have been designated for additional traffic 
calming measures to reduce vehicular speeds and improve 
multimodal safety. Along these corridors, traffic calming fea-
tures such as roundabouts, traffic circles, and pop-outs are 
encouraged to provide greater safety for all users. These Traf-
fic Calming Corridors and Districts were identified as areas 

of high importance and potential during active community 
engagement and align with the incorporation of new corridor 
typologies in the Focused General Plan Update. The Traffic 
Calming Districts and Corridors are documented in Figure 
T-15.

Streetscape

 » 8th Street Streetscape - Public improvements to support 
downtown revitalization

 » Marina Gateway Streetscape - Streetscape and street im-
provements and plaza construction

Local Vehicular Circulation

 » City-wide - Repairs of bituminous pavements in various 
locations

 » City-wide - Annual pavement maintenance project com-
plete sealing and resurfacing on the streets

 » Harbor Drive - Improvements to the intersection of Har-
bor Drive and Civic Center

 » W. 19th Street - Closure of W. 19th Street underneath Inter-
state 5 to accommodate the W. 19th Street Greenway
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FIGURE T-14: New Community Corridors
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FIGURE T-14: New Community Corridors
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FIGURE T-15: Traffic Calming Districts and Corridors
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Goals and Policies
LAND USE AND CIRCULATION LINKAGES

Goal T-4: Coordinated land use and circulation planning.

Policy T-4.1:
Allow, encourage, and facilitate transit-oriented development, mixed-use, and infill projects in appropriate loca-
tions to reduce vehicular trips. 

Policy T-4.2:
Require new development to provide and enhance connectivity to new and existing transportation facilities via 
the provision of key roadway connections, sidewalks, and bicycle facilities.

Policy T-4.3:
Require new development and redevelopment to provide good internal circulation facilities that meet the needs 
of walkers, bicyclists, children, seniors, and persons with disabilities.

Policy T-4.4:
Work with state, regional, and local transportation entities to improve and expand transportation facilities and 
services that link residents to important land use destinations such as workplaces, schools, community and 
recreation areas, and shopping opportunities.

Policy T-4.5:
Exact fees on new development and redevelopment sufficient to cover the fair share portion of that develop-
ment's impacts on the local and regional transportation system, including multimodal facilities, and/or directly 
mitigate its impacts to the transportation system through construction of improvements. 

Policy T-4.6:
Partner with other agencies, such as the San Diego Association of Governments (SANDAG), the Port of San Diego, U.S. Navy, 
and MTS, to address mobility challenges, expand transportation options and mode choice, and pursue funding opportunities.

Policy T-4.7:
Encourage public health by increasing access to nutritious food using the circulation system, including roadways, transit 
routes, bike lanes, and pedestrian paths with grocery destinations, farmers markets, and social service providers. 

Why is this Important?

Coordinated planning of land uses and the circulation system aims to ensure the efficient flow of vehicles, pedestrians, bicy-
clists, and transit operations within a community. Improvements or changes to the City’s circulation system must be consid-
ered in conjunction with changes to land use patterns to ensure that adequate capacity will be accommodated for all modes 
of transportation. This comprehensive approach will better serve the needs of the community, especially low-income residents 
who are more reliant on transit and active transportation modes and are most vulnerable to displacement. It will also support 
main streets and local retail, and access to community destinations such as parks and schools.
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MOBILITY FRAMEWORK

Goal T-5: a comprehensive circulation system that is safe and efficient for all modes of travel.

Policy T-5.1:
Develop and maintain an interconnected, grid- or modified grid-based transportation system that sustains a 
variety of multimodal transportation facilities.

Policy T-5.2: Enhance connectivity by eliminating gaps and barriers in roadway, transit, bikeway, and pedestrian networks.

Policy T-5.3:
Project transportation impacts shall be measured by VMT in accordance with CEQA and to assist the City in 
meeting their climate action goals. 

Policy T-5.4:
Work with Caltrans, SANDAG, MTS, and other responsible agencies to identify, plan, and implement needed 
transportation improvements.

Policy T-5.5:
Encourage traffic circulation improvements that minimize land acquisition and major construction, such as, 
but not limited to, enhanced road markings, synchronized traffic signals, Intelligent Transportation System 
(ITS) network management and more left turn restrictions.

Policy T-5.6:
Enhance the quality of life in the City’s neighborhoods and minimize impacts on schools, hospitals, convales-
cent homes and other sensitive facilities through the implementation of traffic calming measures in these areas 
to reduce vehicle speeds and discourage cut-through traffic.

Policy T-5.7:
Improve circulation for specific areas of the City such as at the Harbor Drive/Tidelands Avenue/Civic Center Drive Inter-
section and the area west of National City Boulevard, south of 22nd Street and north of Mile of Cars Way.

Policy T-5.8:
Consider road diets, where appropriate, to improve safety, increase efficiency of pick-up and drop-off operations 
at schools, and provide greater separation between pedestrians and vehicles.

Policy T-5.9:
Maintain a roadway circulation system with multiple alternative routes, to the extent feasible, to ensure mobility 
in the event of emergencies, and to minimize the need for capacity increases on particular streets. As needed, 
use signage to direct traffic to alternative routes during peak periods.
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Policy T-5.10: Consider roundabouts as an intersection traffic control option, where feasible and appropriate.

Policy T-5.11:
Maintain safety throughout the circulation system by taking opportunities to introduce a safe design speed of 
any new roadways or during improvements to existing roads or intersections.

Policy T-5.12: Reduce crash risk on arterial streets by consolidating and minimizing driveways whenever possible.

Policy T-5.13:
Continue to promote ITS to reduce travel times, traffic congestion, greenhouse gas emissions, and enhance 
safety for drivers, pedestrians, and cyclists. 

Policy T-5.14:
Ensure mobility and transportation options for individuals whose access to automobile transportation is limit-
ed by age, income, or disability.

Policy T-5.15:
Consider a Complete Streets approach in the design of all street improvements projects that balance the needs 
of cyclists, pedestrians, transit, and drivers in support of access to community-serving destinations such as 
schools, housing, jobs, parks, and shops. 

Policy T-5.16:
Create collaborations with community-based organizations and local leaders to engage and educate communi-
ty on transportation planning processes.

Policy T-5.17:
Prioritize safety for all users of the mobility system through a combination of design, enforcement, and educa-
tion. Minimize harm through the development and implementation of a Local Road Safety Plan (LRSP), Sys-
temic Safety Analysis Report Program (SSARP), a Vision Zero Action Plan, or other relevant plans.

Why is this Important?

Recent revisions in planning law recognize the importance of planning for multiple modes of transportation, which provide for 
the needs of all users, (including pedestrians, bicyclists, mass transit riders, motorists, etc.). (See AB 1358 [2008]; SB 375 [2008].) 
Recent revisions in environmental regulations also require that VMT be used to determine transportation environmental impacts. 
(See SB 743 [2013].) Walking and bicycling provide the additional benefits of improving public health and reducing treatment costs 
for conditions associated with reduced physical activity including obesity, heart disease, lung disease, and diabetes.
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REGIONAL CIRCULATION PLANNING

Goal T-6: Coordination with the regional mobility system.

Policy T-6.1: Consult with SANDAG regarding updates to and implementation of the Regional Transportation Plan (RTP).

Policy T-6.2:
Work with Caltrans and adjacent jurisdictions to plan and implement future roadway connections and circula-
tion improvements.

Policy T-6.3: Consult with MTS regarding updates to the Bus Rapid Transit (BRT) and local bus routes and related activities.

Why is this Important?

The Transportation Element is part of a larger body of plans and programs that guide the development and management of 
the transportation system. SANDAG, as the regional planning agency, is responsible for developing the RTP, which includes 
a long-range vision for buses, the Trolley, rail, highways, major streets, bicycle travel, walking, goods movement, and airport 
services. SANDAG also oversees the planning, financial programming, project development, and construction functions of 
MTS. Caltrans manages more than 50,000 miles of California’s highway and freeway lanes, provides inter-city rail services, and 
permits public-use airports and special-use hospital heliports. Due to the highly integrated and complex nature of the region’s 
transportation facilities, it is important that local transportation planning efforts be considered with the regional system to at-
tain the greatest efficiencies and benefits for the City.

VEHICULAR PARKING

Goal T-7: Parking provided and managed in a way that balances economic development, livable neighborhoods, environ-
mental health, and public safety with a compact, multimodal environment.

Policy T-7.1: Ensure balance among visitor, business, and residential parking needs.

Policy T-7.2:
Require new development and redevelopment to locate off-street parking facilities behind storefronts to create 
a more inviting environment adjacent to the street, where feasible. 
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Policy T-7.3:
Require parking lots to provide shade through the use of landscaping (i.e., a tree canopy) and encourage the 
use of solar photovoltaic shading to reduce the heat island effect, where feasible. 

Policy T-7.4:
Where appropriate, provide on-street diagonal parking to increase the number of spaces and slow traffic to 
create more pedestrian-friendly streets.

Policy T-7.5:
Require the use of Universal Design standards in parking design and compliance with the ADA accessibility 
guidelines.

Policy T-7.6:
Provide clearly marked pedestrian paths between on-street parking, off-street parking facilities, and the build-
ings they serve, where feasible.

Policy T-7.7: Allow for shared parking and parking requirement reductions for mixed-use and transit-oriented development.

Policy T-7.8: Establish parking time limitations, where appropriate.

Policy T-7.9: Establish public parking fees, where appropriate. 

Policy T-7.10:
Ensure development does not overbuild parking by examining parking minimums and maximums by neighbor-
hood and use, creating partnerships with shared mobility options, and utilizing TDM programs where possible. 

Why is this Important?

Adequate parking is essential for both residents and visitors and to the economic viability of commercial establishments within 
a community. However, concentrated parking areas can create substantial environmental impacts including, but not limited to, 
hot-spots and increased stormwater run-off and pollution. Parking lots can also interfere with pedestrian and bicycle circulation. 
Creating more transparency in parking costs and passing on these costs to drivers can decrease the demand for driving, and 
make other modes of transportation more attractive. In determining what constitutes sufficient parking, the City may take into 
consideration: 1) the overall effectiveness of the circulation system for pedestrians, bicyclists, motorized vehicles; 2) the partic-
ular needs of a specific location and/or project, and 3) the need for increased densities and mixed-use development intended to 
aid in the reduction of personal vehicle use and the corresponding reduction in air pollution, energy consumption, greenhouse 
gas emissions, and other environmental effects.
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Goods Movement
Existing Setting
Truck Routes

Demand for goods movement is primarily driven by activi-
ties relating to the Port of San Diego, Naval Base San Diego 
and the shipyard building businesses along Harbor Drive. 
These facilities serve as key origins and destinations for truck 
freight. National City has designated trucking routes originat-
ing mainly from the National City Marine Terminal and linking 
to regional highways. The truck routes through National City 
are either classified as “primary” or “alternate” routes. Prima-
ry routes are generally described as the most direct routes to 
freeways and are used for regional delivery. Alternate routes 
are those roads used to move trucks through the City to local 
destinations. 

National City’s primary truck routes include: 

 » Tidelands Avenue from 24th Street to Civic Center Drive 

 » Harbor Drive from Civic Center Drive to the northern City limit 

 » National City Boulevard from 24th Street to southern City limit;

 » Roosevelt Avenue from 8th Street to the northern City limit 

 » All of Euclid Avenue (from Sweetwater Road to the north-
ern City limit)

 » Bay Marina Drive from Tidelands Avenue to Interstate 5 

 » 24th Street from Interstate 5 to National City Boulevard 

 » 30th Street/Sweetwater Road from National City Blvd. to 
the eastern City limit
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 » Plaza Bonita Center Way/Reo Drive from 30th Street/
Sweetwater Road to Tonawanda Drive

 » Plaza Boulevard/Paradise Valley Road from Highland Ave-
nue to the eastern City limit

National City’s alternate truck routes include:

 » Highland Avenue from Plaza Boulevard to 30th Street

 » Civic Center Drive from Harbor Drive to National City 
Boulevard

 » National City Boulevard from 24th Street to Plaza Boulevard

 » Roosevelt Avenue from 8th Street to Plaza Boulevard

 » Plaza Boulevard from Roosevelt Avenue to Highland Avenue

The presence of these truck routes contributes to high park-
ing demand in the City. The most common area for truck 
parking is on Roosevelt Avenue between Division Street 
and 8th Street. Parking at this location provides access to 
the Harbor Drive Corridor via 8th street, a preferred truck 
route for the San Diego Unified Port District. There is also 
high demand for truck parking west of the I-5, between Civic 
Center Drive and 32nd Street, with access to the preferred 
truck route on Tidelands Avenue. While truck parking and 
staging areas are important to marine terminal operations 
and provide economic benefits by increasing the efficiency of 
goods movement, it also creates impacts in the surrounding 
community including loss of parking, visual impacts, noise 

and occasional blockages of bicycle lanes. Current on street 
parking prohibitions for trucks are located along Bay Marina 
Drive and Cleveland Avenue, to protect from these impacts. 
General parking restrictions west of the I-5, including no 
parking and parking time restriction signs on 8th street, Civic 
Center Drive, Mckinley Avenue, Marina Way, and 32nd Street, 
also limit truck parking and associated community impacts. 

STRAHNET

The STRAHNET is critical to the Department of Defense’s 
(DoD) domestic operations. STRAHNET is a system of roads 
deemed necessary for emergency mobilization and peace-
time movement of heavy armor, fuel, ammunition, repair 
parts, food, and other commodities to support U.S. military 
operations. The Surface Deployment and Distribution Com-
mand Transportation Engineering Agency (SDDCTEA) is the 
DoD designated agent for public highway matters, includ-
ing STRAHNET and STRAHNET Connectors. Figure T-16 on 
page 65 shows the routes and STRAHNET corridors. 

Freight Rail

Rail lines within the planning area are primarily used to 
transport lumber, cars, and containers that have entered the 
country via the Port of San Diego at the National City Marine 
Terminal. The Burlington Northern Santa Fe Railway and the 
San Diego and Imperial Valley Railway are the two companies 
currently operating on the rail lines within the planning area. 
There is no passenger rail service in National City; however, 
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FIGURE T-16: Routes and STRAHNET Corridors
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the Blue Line Trolley provides key connecting services at the 
8th street station to Naval Base San Diego, and at the 24th 
street station to the Naval Base San Diego and the National 
City Marine Terminal.

National City Marine Terminal

National City is home to a major marine terminal owned by 
the Port of San Diego. The Port’s marine terminals are vital 
components of the San Diego region’s working waterfront, 
which includes maritime operators, ship builders, and oth-
er commercial and industrial businesses. The National City 
Marine Terminal (NCMT) is located at the westerly terminus 
of Bay Marina Drive. The terminal is a 125-acre complex with 
eight cargo berths totaling 4,926 feet of berthing space. On 
average, cargo vessels arrive at NCMT every 1-2 days, and in 
2017 NCMT saw 37% of the Port of San Diego’s cargo total. 
The NCMT’s main inventory consists of vehicles, lumber, and 
cargo. One out of every ten imported vehicles in the United 
States arrives through the NCMT. The facility is operated by 
Pasha Automotive and Distribution Services, and the termi-
nal serves as the primary port of entry for a variety of automo-
bile manufacturers. In-and-out freight movements of vehicles 
total about 50 per day, and each truck carries an average of 
eight vehicles.

NCMT also houses six on-dock tracks that used for storage 
and (un)loading operations. The combined holding capacity 
of these tracks at NCMT is approximately 143 railcars, with 
an effective capacity of approximately 120 railcars. Currently 

NCMT averages one train per day, with the capacity to ac-
commodate one additional inbound train and two additional 
inbound/outbound trains.

Air Transportation

Although no airports are located within the planning area, 
there are three airports located near National City: the San 
Diego International Airport (SDIA) at Lindbergh Field, the 
Naval Air Station (NAS) North Island located in Coronado, 
and Brown Field Municipal Airport located south of the plan-
ning area in the Otay Mesa community. 

SDIA is located approximately 5 to 6 miles northwest of Na-
tional City. It is the 29th largest airport in the U.S. in terms of 
passenger traffic and the only major large hub airport served 
by a single runway5. The San Diego Regional Airport Authority 
forecasts that by 2030, passenger traffic at SDIA will increase 
from the existing 17.5 million passengers to 32 million pas-
sengers annually. To meet the increasing air transportation 
demand at SDIA, the Airport Authority is updating the SDIA 
Master Plan to guide the long-term phased development of 
SDIA through 2030. The Airport Authority is addressing and 
maximizing terminal conditions and capacity, vehicle park-
ing capacity, multimodal ground connections, and passenger 
and cargo needs. 

NAS North Island is located in Coronado, across the Bay 
from SDIA. NAS North Island is the only west coast installa-
tion that provides direct access from an aircraft carrier to an 
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airfield. The Naval Outlying Field at Imperial Beach is a com-
ponent of North Island and serves as an important location 
for Naval helicopter training. 

Brown Field is a port-of-entry into the United States for pri-
vate aircraft coming from Mexico into California. Brown Field 
is also heavily used by military and law enforcement agencies.

Future Goods Movement Improvements
Goods movement projects have regional significance, and 
are often initiated by regional agencies such as the Port of 
San Diego, SANDAG and Caltrans. These projects impact the 
community while improving goods movement access to the 
Port of San Diego Marine Terminals. A subset of those proj-
ects are identified below:

 » Closure of Tidelands Avenue between Bay Marina Drive 
and 32nd Street & W 28th Street between Tidelands Ave-
nue and Quay Avenue to accommodate new land uses and 
accommodations for the National City Marine Terminal

 » The reevaluation, realignment, and reconstruction of the 
primary access point to the National City Marine Terminal

 » Harbor 2.0 - a Freight Signal Priority project along Harbor 
drive to move goods more efficiently between the Port of 
San Diego terminals and throughout the region. The proj-
ect will also feature additional improvements to maintain 
and improve safety for other users of Harbor Drive
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Goals and Policies
GOOD MOVEMENT SYSTEM

Goal T-8: a safe and efficient system for the movement of goods that supports commerce while enhancing the livability of 
the community.

Policy T-8.1:
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.

Policy T-8.2:
Enforce the use of designated truck routes for both local and regional goods transport. Route truck traffic away 
from residential zones and promote safety at crossings.

Policy T-8.3:
Work with the responsible and affected agencies to improve the roadway connection between Tidelands Avenue 
and Harbor Drive for greater efficiency of freight goods movement.

Policy T-8.4:
Work with railroad operators to facilitate the transport of goods by rail through the community by coordinating 
schedules to minimize impacts during peak travel periods.

Policy T-8.5:
Work with the Port District on land use and transportation planning efforts to mitigate impacts and improve 
goods movement related to the marine terminal.

Why is this Important?

The San Diego region plays an important national role in the movement of goods through both the presence of the Port and 
the proximity of the U.S.-Mexican border. Efficient movement of goods via car, truck, rail, air, or marine transport is vital to the 
economic health of the community and entire region.
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GOOD MOVEMENT ENVIRONMENTAL AND COMMUNITY IMPACTS

Goal T-9: Reduce environmental and community impacts to create a clean environment and improve the quality of life for 
those communities most impacted by goods movement.

Policy T-9.1:
Work with the Port District on land use and transportation planning efforts to promote land uses that are condu-
cive to mitigating impacts to the environment and improving goods movement related to the marine terminal.

Policy T-9.2:
Work with the responsible and affected agencies to establish a standardized performance-based metric used for 
monitoring and reducing GHG emissions and criteria pollutants of freight vehicles, equipment, and operations.

Policy T-9.3:
Identify and document the needs of environmental justice communities to prioritize projects in freight corri-
dors that are targeted to avoiding, reducing, or mitigating impacts on the environment and communities.

Policy T-9.4:
Promote noise and other pollution abatement strategies associated with goods movement operations near 
residential or other sensitive areas.

Why is this Important?

It is important to support a system that balances commercial goods movement with the health and quality of life priorities 
of the community. Given the large role of the San Diego region in the national movement of goods, it is vital to continue to 
integrate environmental health considerations and encourage the reduction, avoidance, or mitigation of negative impacts to 
the environment and communities. These factors are essential to supporting healthy communities, a clean environment, and 
improving the quality of life for communities affected by goods movement operations.
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New Mobility, Transportation Systems 
Management, and Transportation Demand 
Management
Existing Setting
New Mobility

New mobility encompasses the range of transportation, con-
nectivity, and technology changes that shape the future of 
mobility. As advancements in micromobility, microtransit, 
and automation continue to evolve, National City is commit-
ted to leveraging these new transportation technologies and 
programs as tools for its smart growth and climate action 
goals. 

Senate Bill 1151 authorizes any City in San Diego County to 
establish an NEV transportation plan to identify locations 
where NEVs can safely operate and new opportunities for im-
plementation of NEV infrastructure. The Downtown Specif-

ic Plan includes a proposed NEV shuttle system that would 
be accommodate both on-street and off-street in multi-use 
paths. The system would provide connectivity throughout 
Downtown, as well as connections to the trolley stations and 
the Naval Base San Diego. 

National City is also addressing new mobility in current proj-
ects and plans. The Homefront to Waterfront Project focuses 
on micromobility, mini-hubs, and NEVs, to support existing 
mobility services and incentivize the development and use of 
new mobility options. The project recommends mobility and 
mini-hubs to provide connections to existing and planned 
transit service, improved access to the bikeway network, and 
enhanced opportunities for rideshare and shared bike/scoot-
er drop off and use. 
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Transportation Systems Management (TSM)

TSM strategies aim to improve the efficiency of transportation 
infrastructure. Successful improvements reduce congestion, 
VMT, and GHG emissions. TSM strategies include improve-
ments to intersections, traffic signals, and street circulation, 
as well as bicycle and pedestrian infrastructure. Some exist-
ing TSM strategies within the City of National City include 
coordinated signal timing along major arterials throughout 
the City. 

Transportation Demand Management (TDM)

TDM is the application of strategies and policies used to en-
courage alternate transportation options with the goal of im-
proving mobility, reducing traffic congestion, VMT, and GHG 
emissions. Utilizing TDM tools is a key component of reach-
ing the City’s climate action goals. 

The Downtown Specific plan establishes a parking reduction 
bonus program to incentivize developers to adopt TDM mea-
sures. Table T-3 on page 72 includes a list of TDM mea-
sures that will qualify developers for a parking reduction. The 
incorporation of these elements will aid in reducing trips gen-
erated by these developments and incentivize mode shifts to 
walking, biking, transit, carshare, or ride-share options.
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Site Design

• For employment uses, provide a changing room/shower 
• Provide secure bike parking internal to building 
• Widen adjacent public walkways beyond 8’ in total width 
• Provide work lofts with flex space for “at-home” work or small business

Land Use/Tenant Mix

• Include mixed-use for local serving retail & services in building 
• Provide senior housing or assisted care housing 
• Provide cash out (money back if parking not used) for owners, renters, or tenants 
• Unbundle parking from leases or sales & require pay parking 
• Unbundle free parking for commercial leases 
• Provide priority parking for certified vanpool or carpool users 
• Provide reserved space for carshare 
• Tenant provided with rent credit for each employee allowed to telework

Programmatic

• Provide cash out (money back if parking not used) for owners, renters, or tenants 
• Unbundle parking from leases or sales & require pay parking 
• Unbundle free parking for commercial leases 
• Provide priority parking for certified vanpool or carpool users 
• Provide reserved space for carshare 
• Tenant provided with rent credit for each employee allowed to telework

Near Site Features

• Provide a drop-off zone for Ridesharing such as Uber/Lyft/taxis 
• Finance improvements for an enhanced transit stop 
• Provide carshare reserved spaces on street (such as Car2Go) 
• Provide small parking for NEV, motorcycles or scooters 
• Provide additional off-site bike parking beyond on-site bike parking

Funding

• Provide membership in carsharing programs if available 
• Provide membership in bikesharing programs if available 
• Property manager to subsidize (75%) transit passes for one car tenants 
• Property management to subsidize (75%) transit for on-site employers
• Property manager to subsidize (75%) passes for tenants to give to customers
• Property manager to offer links to SANDAG rideshare/iCommute/RideMatcher

TaBLE T-3: TDM Measures from the Parking Reduction Bonus Program
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Future New Mobility, TSM, and TDM 
Improvements
National City is committed to leveraging the continued ad-
vancements in micromobility as tools for its smart growth 
and climate action goals. Micromobility, including bikes, 
scooters, and NEVs, provide additional access to the bicycle 
network and opportunities for links with transit. Encouraging 
the use of micromobility by developing programs, facilities, 
and connected paths will support the overall bicycle network.

Figure T-17 on page 74 illustrates how the future active 
transportation and micromobility network can overlap and 
interface with existing transit routes and stations.

Through the 2021 Regional Plan, SANDAG has developed 
a transportation vision that includes a mobility hub recom-
mendation in National City. Mobility hubs are transporta-
tion centers located in smart growth areas served by high 
frequency transit service. They provide an integrated suite of 
mobility services, amenities, and technologies that bridge the 

distance between transit and an individual’s origin or desti-
nation. SANDAG’s Regional Mobility Hub Implementation 
Strategy identified potential mobility hub opportunities at 
the 8th Street Trolley Station. The 8th Street Trolley Station 
is located a short distance from major waterfront employ-
ers, including Naval Base San Diego. The station provides a 
convenient Park & Ride option for the Blue Line Trolley that 
connects downtown to the U.S./Mexico border. Implemen-
tation of the mobility hub concept can expand upon these 
transit station investments to enhance the waiting area with 
technology amenities, expand curb space to accommodate 
wayfinding and support operation of shared mobility services 
and related amenities. 

National City’s Homefront to Waterfront project has devel-
oped mobility hub typologies for potential intersection and 
mid-block hubs.

Figure T-18 highlights these typologies for future integration 
with the City’s overall new mobility goals and policies.
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FIGURE T-17: Future Active Transportation and Micromobility Network
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FIGURE T-18: Mobility Hubs

Source: National City Homefront to Waterfront
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Goals and Policies
ALTERNATIVE MODES OF TRAVEL

Goal T-10: Increased use of alternative modes of travel to reduce peak hour vehicular trips, save energy and improve air quality.

Policy T-10.1: Encourage businesses to provide flexible work schedules for employees.

Policy T-10.2:
Encourage employers to offer shared commute programs and/or incentives for employees to use transit, bicy-
cles or other shared and non-motorized mobility options.

Policy T-10.3: Require new developments to provide adequate bicycle parking and support facilities.

Policy T-10.4: Encourage carpooling and other shared commute programs.

Policy T-10.5: Encourage the use of alternative transportation modes.

Policy T-10.6: Prioritize attention to transportation issues around schools to reduce school-related vehicle trips.

Policy T-10.7: Seek opportunities to reduce vehicle trips before requiring physical roadway improvement.

Policy T-10.8:
Create a safe and comfortable network of micromobility (bicycles, scooters, etc.) facilities to transit, schools, 
parks, recreation centers, shopping districts, and other key destinations.

Policy T-10.9: Encourage and facilitate micromobility through wayfinding and signage.

Policy T-10.10:
Ensure new transportation plans and projects are communicated with community members in various lan-
guages.

Policy T-10.11:
Create collaborations with community-based organizations and local leaders to engage and educate commu-
nity on transportation planning processes.

Why is this Important?

Reducing vehicular trips, especially at peak commuting times, can be accomplished through improvements to pedestrian circu-
lation, bike and transit systems, increased use of carpooling, and accommodations made by employers to allow for flexible work 
schedules, including work from home provisions. Trip reduction, by whichever means, translates into less traffic congestion, 
fewer greenhouse gas emissions and improved regional and local air quality.
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Goals and Policies
NON-SINGLE OCCUPANCY VEHICLE MOBILITY

Goal T-11: Increase access to multimodal, non-single occupancy vehicle mobility options for all residents and visitors.

Policy T-11.1: Explore partnerships with private mobility providers to enhance existing transportation network.

Policy T-11.2: Create a framework and standards for data collection and management for private mobility providers.

Policy T-11.3:
Pilot new technologies to engage and educate community, and collect information for integration into overall 
mobility system

Policy T-11.4:
Create New Mobility Strategic plan, setting goals, priorities, and guidelines for implementation and evaluation 
of new mobility projects

Policy T-11.5:
Identify opportunities for implementation of electric vehicle (EV) infrastructure in coordination with the private 
sector, prioritizing EV infrastructure targeted to communities most impacted by air pollution. 

Policy T-11.6:
Create accessible wayfinding, including various languages, ADA compliant signage and signals, and non-inter-
net reliant communication options for services such as transit, paratransit, and shared mobility services. 

Why is this Important?

Travel behavior continues to change with advances in technology and evolving mobility. Improving access to multimodal trans-
portation options can help meet the needs of residents as demand for new transportation options increases, as well as further 
prepare the City to be future-ready and leverage transportation technology in a manner that is consistent with its overarching 
values and climate action goals.
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Public Utilities and Facilities
Public utilities and facilities include electricity, water, sewage, and telecommunication systems, among others. The California 
Public Utilities Commission (CPUC) holds the exclusive power and sole authority to regulate privately-owned or investor-owned 
public utilities. This exclusive power extends to all aspects of the location, design, construction, maintenance, and operation of 
public utility facilities. Nevertheless, the CPUC has provisions for regulated utilities to work closely with local governments and 
give due consideration to their concerns.

The transportation network is affected by the locations and requirements of public utilities and facilities. Transportation projects 
and plans must consider these requirements to ensure that the service of public utilities and facilities is maintained. These 
considerations may impact the type, size, and location of new transportation projects. Some transportation projects may also 
increase or change utility needs, which must be coordinated with all appropriate public utilities for successful implementation. 

Goals and Policies
PUBLIC UTILITIES AND FACILITIES

Goal T-12: align utility infrastructure planning and implementation with land use, transportation, and future growth needs. 

Policy T-12.1: Create a “dig once” policy for all utility projects.

Policy T-12.2:
Expand broadband capacity throughout city, prioritizing the needs of low-income residents to access 
education and jobs.

Why is this Important?

The location of public utilities and facilities has impacts on the transportation network. Connections to transportation infrastruc-
ture, how roadways function, and overall community character are influenced by these utility and facility needs. Measures to 
consider and coordinate with utility and facility needs will support the development of transportation projects and advancements 
throughout the city.
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ADMINISTRATIVE DRAFT -FEBRUARY APRIL 2023  1 SAFETY ELEMENT

The safety element also takes into consideration vulnerable commu-
nities (i.e., people with disabilities, seniors, children, those without 
personal vehicles or access to public transportation, and those with 
limited English proficiency). It evaluates climate-related hazards, 
how they affect vulnerable communities and provides a comprehen-
sive strategy to respond and minimize the effects on community 
members.

The Safety Element establishes goals and policies that work to pro-
tect the community from risks of injury, loss of life and property, and 
environmental damage associated with natural and manmade haz-
ards such as wildfires, geologic and seismic hazards, flooding, haz-
ardous 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 meth-
ods to reduce criminal behavior through environmental design and 
response objectives related to police and fire operations and emer-
gency services. Although it is not possible to prevent or mitigate all 
hazards and safety issues, their destructive effects can be reduced to 
acceptable levels or avoided through careful planning.

This Safety Element update includes a climate adaptation and re-
siliency section required by Senate Bill 379. Climate change poses a 
spectrum of risks to communities; the risks most likely to face Na-
tional City include an increased number of extreme heat days, an 
increased frequency and intensity of precipitation, and sea-level rise. 

1. INTRODUCTION
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2. EXISTING CONDITIONS 

2.1. SEISMIC AND GEOLOGIC HAZARDS

2.1.1. EARTHQUAKE 

An earthquake is a sudden motion or trembling that is caused by a 
release of strain accumulated within or along the edge of the Earth’s 
tectonic plates.  Common effects of earthquakes are ground motion 
and shaking, surface fault ruptures, and ground failure. Earthquakes 
also can trigger many secondary effects, such as landslides and rock 
falls, urban fires, building collapse, water tank or dam failures, dis-
ruption of essential facilities and systems (water, sewer, gas, electric-
ity, transportation, and communications), and hazardous materials 
release.1

1. County of San Diego. (October 2017).  Multi-Jurisdiction Hazard Mitigation Plan.

The Federal Disaster Mitigation Act of 2000 requires all local gov-
ernments to create a disaster plan in order to qualify for funding 
for hazard mitigation planning projects.  The County of San Diego’s 
Multi-Jurisdiction Hazard Mitigation Plan (October 2017) includes 
all of the cities in the County, as well as unincorporated areas. The 
Hazard Mitigation Plan addresses:

 » Earthquake;
 » Liquefaction;
 » Landslide;
 » Coastal Storms, Erosion, and Tsunami;
 » Dam Failure;
 » Flood;
 » Wildfire and Structure Fire;
 » Hazardous and Nuclear Materials Release; 
 » Manmade Hazards; and
 » Terrorism.
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There are five faults located near the planning area. They are listed 
below, including the most probable maximum Richter scale magni-
tude earthquake that each might cause:2

 » Rose Canyon Fault (6.2-7.0)
 » La Nación (6.2-6.6)
 » Coronado Bank (6.0-7.7)
 » San Diego Trough (6.1-7.7)
 » San Clemente  (6.6-7.7)

The La Nación Fault Zone poses the greatest potential earthquake threat 
to the planning area. The Rose Canyon Fault is considered to be the great-
est potential threat to the San Diego region as a whole, due to its proximity 
to areas of high population, but it threatens other parts of the region more 
than National City.3 There is no risk of surface rupture in the City.

Figure SE-1 displays the location and extent of the profiled earthquake 
hazard for the planning area. The earthquake hazard is based on 
probabilistic peak ground acceleration, which correlates to how hard 
the earth shakes in a given area. Although located near fault lines, the 
planning area lies within medium-low to low shake potential zones. 

A compounding factor to the risks associated with seismic events 
within the planning area is the prevalence of unreinforced masonry 
buildings.  Unreinforced masonry buildings are primarily older struc-
tures, typically constructed prior to 1973.  Approximately 53 percent of 
structures in National City were constructed prior to 1970, compared 
to 31 percent in San Diego County overall.4  Unreinforced masonry 
buildings, due their construction type and age, are at greater risk for 
damage or collapse during a seismic event.5

2. Thomas A. Deméré, Ph.D. (2009). Faults and earthquakes in San Diego County. San Diego Natu-
ral History Museum. Retrieved January 4, 2021 from http://archive.sdnhm.org/research/paleontology/
sdfaults.html.
3. County of San Diego. (October 2017).  Multi-Jurisdiction Hazard Mitigation Plan. 
4. U.S. Census Bureau, American FactFinder. (2000.) Census 2000, Summary File 3. Retrieved May 3, 
2010 from: http://factfinder.census.gov/home/en/datanotes/expsf3.htm.
5. County of San Diego. (October 2017).  Multi-Jurisdiction Hazard Mitigation Plan. 
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Figure SE-1: Earthquake Hazard Map

Data sources: Earthquake Hazards [National City, Fault Lines, July 2020; Probabilistic Peak Ground Acceleration, July 2020], Basemap [LAFCO, Planning Area Boundary, July 2020; National City, City 
Boundary, April 2020; SANGIS, Roads, April 2020]
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2.1.2. LIQUEFACTION 

Liquefaction is a phenomenon in which ground shaking triggered 
by an earthquake causes loose soils to lose strength and take on the 
consistency of a heavy liquid.  When the soils supporting structures 
liquefy, bearing strength is lost, and structures collapse. Historically, 
seismic shaking levels in the San Diego region have not been suffi-
cient to trigger liquefaction.6

Figure SE-2 displays the location and extent of areas with a risk of 
liquefaction within the planning area, based on probabilistic ground 
acceleration data from the United States Geological Survey (USGS) 
and a Scenario Earthquake Shake map for Rose Canyon from the Cal-
ifornia Integrated Seismic Network (CISN). National City has a low 
to medium liquefaction risk. However, per Figure SE-3, which shows 
the soil classes of the National Earthquake Hazards Reduction Pro-
gram (NEHRP), there are some soil types in the western portion of 
the planning area which can amplify the risk of liquefaction due to 
NEHRP Soil Class D (stiff soil, stiff clay, and some gravel).7  Hydric 
soils, or soils that are often saturated or characteristic of wetlands, 
can increase the potential for liquefaction.8 The planning area con-
tains a few hydric soils, including CkA Chino silt loam saline, Rm Riv-
erwash, Tf Tidal flats, and TuB Tujunga sand, per Figure SE-3. How-
ever, according to the 2006 United States Department of Agriculture 
(USDA) Soil Survey, there are very few areas in the City that contain 
these soil types (See Figure SE-3).

2.1.3. LANDSLIDES 

Landslides occur when masses of rock, earth, or other material move 
down a slope. They are influenced by human activity such as mining 
and construction, and natural factors, such as rain and topography. 

6. County of San Diego. (October 2017).  Multi-Jurisdiction Hazard Mitigation Plan. 
7. Indiana Geological Survey, (2011), Liquefaction Potential of Surficial Materials, 2011
8. County of San Diego (2007, July). Guidelines for determining significance – Geologic hazards.

Landslides frequently accompany floods and earthquakes.  Landslide 
risk is determined by steep slopes that have 25 percent or greater 
incline, soil type, and soil-slip susceptibility as defined by the USGS.9 

National City is not identified as an area where significant landslides 
have occurred in the past. It is a highly urbanized area with very few 
slopes exceeding a 25 percent grade.

Figure SE-4 displays landslide hazards. The risk of landslides is low 
within the planning area.

9. County of San Diego. (October 2017).  Multi-Jurisdiction Hazard Mitigation Plan. 
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Figure SE-2: Liquefaction Hazard Map

Data sources: Liquefaction [National City, Fault Lines, July 2020 SANGIS, Potential Liquefaction, June 2017)], Basemap [LAFCO, Planning Area Boundary, July 2020; National City, City Boundary, 
April 2020; SANGIS, Roads, April 2020]
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Figure SE-3: Soils Map

Data sources: Soil Types [SANGIS, Soils, April 2015)], Basemap [LAFCO, Planning Area Boundary, July 2020; National City, City Boundary, April 2020; SANGIS, Roads, April 2020]
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Figure SE-4: Landslide Hazard Map

Data sources: Soil Types [SANGIS, Soils, April 2015)], Basemap [LAFCO, Planning Area Boundary, July 2020; National City, City Boundary, April 2020; SANGIS, Roads, April 2020]
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2.2.2. FLOOD HAZARD AREAS

The potential for flood hazards in the planning area generally exists 
along the entire bayfront, as well as the three major drainage basins: 
Sweetwater River, Paradise Creek, and Las Puleta Creek. 

To prepare and mitigate hazards from flooding, National City par-
ticipates in the National Flood Insurance Program.  Potential flood 
zones are identified on flood insurance rate maps (FIRMs) that are 
supplied by FEMA. The maps are based on hydrologic (the distribu-
tion of water on the surface) analysis, and hydraulic (the movement 
of water) analysis. Data used in preparing the FIRMs includes in-
formation on historical storm systems, tides, waves, beach profiles, 
topography, and drainage patterns.   

FEMA designates flood hazard areas in a 100-year flood category and 
a 500-year flood category.  The 100-year flood zone indicates the flood 
elevation that has a one percent chance of being equaled or exceeded 
each year.  The 500-year flood zone indicates that the flood elevation 
has a 0.2 percent chance of exceedance each year.  Figure SE-5 Flood 
Hazard Zones, identify the floodplain areas within the planning area, 
along with the locations of critical public facilities (e.g., fire stations, 
police stations, schools, and government buildings).  Figure SE-5 
also illustrates the streams and creeks and floodplain limits as de-
picted on the 2020 FIRM maps as well as the floodplain and levee 
protection zones as a result of the ACOE channelization improve-
ments (constructed year 1997).

In addition to the riverine flood-prone areas identified on the FEMA 
FIRM panels, the planning area also may experience flooding within 
low-lying coastal areas due to tidal surges and in scattered areas 
throughout the city along smaller tributaries.  

2.2. FLOOD HAZARDS AND INUNDATION

A flood occurs when excess water from snowmelt, rainfall, or storm 
surge accumulates and overflows onto a river’s bank or to adjacent 
floodplains. Floodplains are lowlands adjacent to rivers, lakes, and 
oceans that are subject to recurring floods. Several factors contribute 
to the severity of floods including rainfall intensity and duration.10

2.2.1. HISTORIC FLOODING 

Due to the city’s close proximity to the Bay and its relatively flat topog-
raphy, the city has experienced flood damage from historical flooding 
events. The Sweetwater River drainage area comprises approximately 
219 square miles, and according to historical floodplain maps, con-
sisted of a poorly defined channel in a very broad floodplain. In 1968, 
Congress authorized the construction of the Sweetwater Flood Con-
trol Channel and the associated SR-54 construction.11 Circa 1976, the 
Unites States Army Corps of Engineers (ACOE) started building the 
Sweetwater Channelization project (including widening the channel 
and the construction of levees) to reduce the limits of the existing 
floodplain.  The ACOE project was designed to convey the 500-year 
flood within the channel in order to considerably reduce the over-
flow of the Sweetwater River.12 The project included the construction 
of levees on both the north and south sides of the channel, which 
extend from I-5 to I-805.  The Sweetwater River Channel protects his-
torically flood-prone areas in National City, Chula Vista, and the un-
incorporated area of San Diego County. 

10. County of San Diego. (October 2017).  Multi-Jurisdiction Hazard Mitigation Plan. 
11. US Army Corps of Engineers, Sweetwater River Final Environmental Impact Statement, March 
1982, p.1
12. FEMA, San Diego County Flood Insurance Study, last revised September 29, 2006, p. 44
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es were damaged. Other coastal storms that caused notable damage 
were during the El Niño winters of 1977-1978, 1997-1998, and 2003-
2004. Other Proclamations occurred in December 2010, July 2015, 
and February 2017.14

Coastal erosion is the gradual wearing away of coastal land and 
occurs when more sediment is lost along a particular shoreline than 
is redeposited by the water body. The risk of damage due to coastal 
erosion in National City is very low because there are no steep cliffs 
along the shoreline.

Tsunamis are waves caused by fault disturbances along the ocean 
floor. They travel at very fast speeds until they reach the coastline, 
where their speed and wavelength decrease, and their height increase 
greatly. The largest tsunami effect recorded in San Diego occurred on 
May 22, 1960, and had a maximum wave height of 2.1 feet. In this 
event, 80 meters of dock were destroyed, and a barge sunk in Quive-
ra Basin in Mission Bay. Damage does not necessarily occur in direct 
relationship to wave height. Other tsunamis have occurred in San 
Diego County with higher wave heights, but did not cause as much 
damage as the 1960 tsunami.

National City is relatively well protected from coastal storms and ero-
sion because of its position within the San Diego Bay behind Corona-
do Island and the Silver Strand, an isthmus that connects Coronado 
to the mainland. The tsunami risk primarily occurs along most of the 
coast and the mouths of Paradise Creek and Sweetwater River, as 
shown on Figure SE-7. There is no risk of seiches in the City.

14. County of San Diego (2007, August). Floodplain Management Plan.

2.2.3. DAM FAILURES 

Dam failure can cause a significant amount of loss of life and struc-
tures due to flash flooding occurring soon after the initial break. Dam 
failure is usually the result of age, poor design, or structural damage 
caused by a major event, such as an earthquake or flood.  Dam fail-
ures are considered low probability, high-loss events. 

Two major dam failures have been recorded in San Diego County. 
They both occurred as a result of the Hatfield Flood of 1916, which 
caused the failure of both the Sweetwater and Lower Otay Dams, 
resulting in 22 deaths and $4.5 million in damages.13 

The three closest dams to National City are the: 

 » Sweetwater Dam (5.33 miles away); 
 » Bonita Long Canyon Dam (4 miles away); and 
 » Eastlake Dam (9.5 miles away).

Figure SE-6 illustrates the dam failure hazard for the planning area.  
As shown on the map, there are some parts of the planning area, 
primarily along the southern boundary, that would be subject to in-
undation if the Sweetwater Dam failed.

2.2.4. COASTAL STORMS, COASTAL EROSION, AND TSUNAMIS

Coastal storms, coastal erosion, and tsunamis are mapped and pro-
filed as a group since many of the same factors and risks are in-
volved. Coastal storms can cause increases in tidal elevations, wind 
speed, and erosion. There were 11 Proclaimed States of Emergency 
for Weather/Storms in San Diego County between 1950 and 2017. In 
January and February 1983, the strongest-ever El Niño-driven coastal 
storms caused over 116 million dollars in beach and coastal damage. 
Thirty-three homes were destroyed, and 3,900 homes and business-

13. County of San Diego (2007, August). Floodplain Management Plan.

Page 852 of 1838



12 ADMINISTRATIVE DRAFT - FEBRUARY APRIL 2023

Figure SE-5: Flood Hazard Area Map

Data sources: Flood Hazard Zones [SANGIS, Floodplain, June 2020 (As derived from the National Flood Hazard Layer (NFHL) data which incorporates all Flood Insurance Rate Map (FIRM) da-
tabases published by the Federal Emergency Management Agency (FEMA), and any Letters Of Map Revision (LOMRs) that have been issued against those databases since their publication date. 
Latest Study Effective Date 12/20/2019, Latest LOMR Effective Date 06/22/2020); Places, June 2020; U.S. Army Corp of Engineers, National Levee Database, Accessed July 2020], Basemap [LAFCO, 
Planning Area Boundary, July 2020; National City, City Boundary, April 2020; SANGIS, Roads, April 2020]
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Figure SE-6: Dam Failure and Inundation Hazard Map

Data sources: Dam Failure Hazards [SANGIS, Dams, May 2016; Dam Inundation Areas, June 2020] Basemap [LAFCO, Planning Area Boundary, July 2020; National City, City Boundary, April 2020; 
SANGIS, Roads, April 2020]
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Figure SE-7: Tsunami Inundation Hazard Map

Data sources: Dam Failure Hazards [SANGIS, Dams, May 2016; Dam Inundation Areas, June 2020] Basemap [LAFCO, Planning Area Boundary, July 2020; National City, City Boundary, April 2020; 
SANGIS, Roads, April 2020]
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is comprised of three divisions: Administration, Fire Prevention, and Op-
erations, and maintains a staff of 46 personnel that provide fire control, 
emergency medical service, rescue, and fire prevention and education.

The Fire Department is dependent on automatic aid and mutual aid part-
ners, typically from San Diego, Chula Vista, Federal Fire, and the Bonita 
Fire Protection District. The National City Fire Department had a response 
time of six minutes thirty-four seconds 90 percent of the time for 911-emer-
gency calls.17

Prior to approval of a development project or issuance of a building 
permit, the City of National City Fire Department and the Sweetwater 
Authority verify that the peak load water supply requirement can be met. 
Fire flow requirements vary depending on a number of factors, such as 
a building’s use, size, type of construction, building material, and densi-
ty. The National City Fire Department issues fire flow requirement letters 
to building contractors identifying the fire flow requirements for specific 
building types, and the Sweetwater Authority reviews and comments on 
those letters to ensure that its water mains have the capability to handle 
those requirements.18  

The National City Fire Department contracts with a private ambulance 
provider, to provide emergency medical services to the planning area.  Fire 
department personnel typically arrive on scene first and provide basic and 
advanced life support services. When paramedic ambulance crews arrive 
to provide advanced life support services, fire department personnel reg-
ularly assist.

In most instances, depending on staffing levels, the Fire Department pro-
vides a paramedic on Truck 34, Engine 34, Engine 31, and Squad 33 in ad-
dition to paramedic services on ambulances provided by the ambulance 
provider.  

17. Amedee, Walter (2020, August 3). National City Fire Department. Personal communication.
18. Hernandez, Robert. (2009, February 9). National City Fire Department. Personal Communication.

2.3. FIRE AND EMERGENCY SERVICES

2.3.1. STRUCTURE FIRES AND WILDFIRE 

There are several fire risk factors affecting the planning area. An in-
crease in the population of minors and seniors has caused greater 
dependence issues, as seniors and children require more assistance 
when evacuating a structure; the high cost of housing has led to the 
overcrowding of homes; and approximately 92 percent of the homes 
in National City are over 30 years old, and approximately 52 percent 
are over 50 years old, as compared to approximately 84 percent and 
31 percent of homes in San Diego County, respectively.15 This is the 
age at which electrical and heating systems are more likely to cause 
fires, if not properly maintained.16 

The planning area has pockets of grass, brush, and trees in between 
developed areas and in the hills located to the east.  However, the 
planning area is identified as urban unzoned and does not pose a 
severe  wildfire threat, as illustrated on Figure SE-8. The greatest risk 
for wildfires is east of  the planning area near Bonita. 

2.3.2. FIRE PROTECTION AND EMERGENCY MEDICAL          
SERVICES

The City’s Fire Department provides fire protection and emergency medi-
cal services in National City and the Lower Sweetwater Fire Protection Dis-
trict covers the unincorporated area of Lincoln Acres.  There are three fire 
stations serving the planning area. Station 34 is located at 343 East 16th 
Street, Station 33 is located at 2005 East 4th Street, and Station 31 is locat-
ed at 2333 Euclid Avenue in unincorporated Lincoln Acres. The administra-
tion office is located at 1243 National City Boulevard. The Fire Department 

15. U.S. Census Bureau,2018 American Community Survey 1-Year Estimates, Table ID: B25034, Hous-
ing units, Year Structure Built for San Diego County and National City
16. Citygate Associates, LLC (2009, January). Fire Response Study for the National City Fire Depart-
ment.
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Figure SE-8: Wildfire Risk Map

Data sources: Wildfire Risk [SANGIS, Fire Hazard Severity Zones, April 2015] Basemap [LAFCO, Planning Area Boundary, July 2020; National City, City Boundary, April 2020; SANGIS, Roads, April 
2020]
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2.4.1. CRIME PREVENTION AND POLICE PROTECTION

According to the National City Police Department, the total violent 
and property crime incidents in the City increased by an incremental 
amount between 2018 and 2019 (see Table SE-1, below).  

The National City Police Department considers gang activity to be 
one of the root causes of violent crime problems in National City. 
There are four gangs and approximately 300 known gang members 
in National City . It is noted that the Old Town National City (OTNC) 
gang, has several subsets. Furthermore, to the known gang mem-
bers, there are approximately 100 gang associates. In addition, tag-
ging crews in National City are also known to commit violent acts, 
similar to known gang member activities.

CRIME PREVENTION THROUGH ENVIRONMENTAL DESIGN

Crime Prevention through Environmental Design (CPTED) is a 
multi-disciplinary approach to reducing crime and increasing per-
ceived safety. It seeks to dissuade offenders from committing crimes 
by manipulating the physical environment in which those crimes 

2.4. EMERGENCY AND DISASTER 
PREPAREDNESS AND RESPONSE

During fiscal year 2005-2006, the President directed the Secretary 
of the Department of Homeland Security to develop and administer 
a National Incident Management System (NIMS), which provides a 
consistent nationwide approach for federal, state, local, and tribal 
governments to work together more effectively and efficiently to pre-
vent, prepare for, respond to, and recover from disasters. National 
City has integrated NIMS into the emergency management system 
by providing all Emergency Operations Center (EOC) staff members 
with appropriate NIMS training. EOC staff members may perform 
multiple functions when the EOC is activated. Each City Department 
has assigned functions and positions. The goal is to have three in-
dividuals trained for each EOC position to allow for sustained 24 
hour, seven day-a-week EOC operations. The EOC manages the De-
partment Operations Centers (DOCs), when they are activated, who 
in turn manage the field operations. The EOC requests additional 
resources from the County EOC when necessary.19

The City adopted an updated Emergency Operations Plan in October 
2020.  The plan describes a comprehensive emergency management 
system which provides for a planned response to disaster situations 
associated with natural disasters, technological incidents, and nu-
clear-related incidents.  It describes the overall responsibilities for 
protecting life and property and assuring the overall wellbeing of the 
population. The plan also identifies the sources of outside support 
that might be provided by other jurisdictions as well as the private 
sector.20

19. Amedee, Walter (2009, October 14). National City Fire Department. Personal communication.
20. City of National City. (2000). Emergency Plan.

Offense 2015 2016 2017 2018 2019

Violent Crime
Homicide 2 3 3 2 0
Rape 17 13 23 22 25
Robbery 142 108 109 101 128
Aggravated Assult 163 143 161 180 204
Total Violent Crime 324 267 296 305 357

Table SE-1: Crime Incidents in National City (2015-2019)
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Offense 2015 2016 2017 2018 2019

Property Crime
Burglary 183 182 132 127 115
Larceny 942 734 667 748 735
Motor Vehicle 
Theft

324 460 358 292 274

Arson 14 5 11 8 5
Total Property 
Crime

1,643 1,638 1,168 1,175 1,129

Source: Cekander, Lauren. (August 6, 2020). National City Police Department.
NR = Not Reported

occur.21 The three most common built environment strategies ap-
plied in CPTED are natural surveillance, natural access control, and 
natural territorial reinforcement. Natural surveillance increases the 
perceived threat of apprehension to a criminal, who believes he can 
be seen. Natural surveillance can be implemented by designing sites 
in such a way as to maximize visibility and foster social interaction 
among legitimate users of both private and public space. Natural 
access control attempts to limit the opportunity for crime by taking 
steps to clearly differentiate between public space and private space. 
It is accomplished through the conscientious placement of entranc-
es and exits, fencing, lighting, and landscaping, as to limit access or 
control the flow of ingress and egress to an area. Finally, territorial re-
inforcement promotes social control through a heightened definition 
of space and ownership. An environment designed to clearly delin-
eate private space creates a sense of ownership.  “Owners” typically 
have a vested interest and are more likely to challenge intruders. This 

21. International Clearinghouse on Crime Prevention through Environmental Design. (n.d.) FAQs. 
Retrieved April 8, 2010 from http://www.thecptedpage.wsu.edu/.

also creates an environment where “strangers” or “intruders” stand 
out and are more easily identified.

2.4.2. POLICE PROTECTION

The National City Police Department employs 92 officers and 43 
professional staff members. The police station is located at 1200 
National City Boulevard. The Department’s actual average response 
times are divided into five categories (see Table SE-2). The Depart-
ment seeks to maintain a response time of less than six minutes for 
Priority 1 calls. Presently, this response time is being met.  

Category Time

Priority 1 - Emergency 5:15
Priority 2 - Urgent 8:36
Priority 3 - Serious 18:56
Priority 4 - Non-Urgent 32:00
Priority 5 - Self-Initiated/Other 4:07
Note: Priority-5 usually occurs when an officer makes his own stop and it is 
called into dispatch for accountability purposes; therefore, it has a fast re-
sponse time.Source: Cekander, Lauren. (August 6, 2020). National City Police 
Department.

Table SE-2: Actual Average Police Response Times (2017)

2.5. HAZARDOUS MATERIALS, BROWNFIELDS 
AND MILITARY INSTALLATIONS 

2.5.1. HAZARDOUS MATERIALS FACILITIES AND TRANSPORT

Hazardous materials include a wide variety of substances commonly 
used in households and businesses. Used motor oil, paint, solvents, 
lawn care and gardening products, household cleaners, gasoline, and 
refrigerants are among the diverse range of substances classified as 
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According to data compiled by the Environmental Health Coalition 
(EHC), National City has a greater number of hazardous materials 
facilities per square mile than the incorporated areas of San Diego 
County, particularly within the Westside (Old Town) neighborhood 
where some of these facilities are within close proximity to residen-
tial uses.  Through implementation of National City’s Westside Spe-
cific Plan, the City is in the process of addressing this mix of land 
uses that are part of the Westside neighborhood.

Additionally, three freeways (i.e., I-5, I-805, and SR-54) and freight 
rail lines pass through the city, making it susceptible to hazardous 
spills, releases, or accidents.  The major transit corridors of I-5 and 
I-805 have been the locations of the majority of incidents that the 
County’s Hazardous Incident Response Team (HIRT) has responded 
to in recent years.

hazardous materials. Nearly all businesses and residences generate 
some amount of hazardous waste. Certain businesses and indus-
tries generate larger amounts of such substances including gas sta-
tions, automobile service and repair shops, printers, dry cleaners, 
and photo processors. Hospitals, clinics, and laboratories generate 
medical waste, which is also potentially hazardous.

Health and environmental risks associated with hazardous materi-
als are related to releases that can occur at facilities (fixed site) or 
along transportation routes (off-site). Releases can occur as a result 
of human carelessness, technological failure, intentional acts, and 
natural hazards.  Hazardous materials releases, depending on the 
substance involved and type of release, can directly cause injuries 
and death and/or contaminate air, water, and soils.22

Figure SE-9 illustrates the Department of Toxic Substances Control 
(DTSC)’s EnviroStor online data management system for tracking 
cleanup, permitting, enforcement, and investigation efforts at haz-
ardous waste facilities and sites with known or suspected contam-
ination issues, as well as the State Water Resources Control Board 
(SWRCB)’s Geotracker database for sites that impact, or have the 
potential to impact, water quality in California, with emphasis on 
groundwater within the planning area.23    

Hazardous materials facilities are regulated by the San Diego County 
Department of Environmental Health’s (DEH) Hazardous Material 
Division (HMD). HMD’s primary goal is the protection of human 
health and the environment by ensuring that hazardous materials, 
hazardous waste, medical waste, and underground storage tanks are 
properly managed.  There are a total of 12,747 sites with permits to 
store and maintain chemical, biological, and radiological agents, and 
explosives in the County (permitted sites).24  

22. County of San Diego. (October 2017).  Multi-Jurisdiction Hazard Mitigation Plan. 
23. County of San Diego. (October 2017).  Multi-Jurisdiction Hazard Mitigation Plan. 
24. County of San Diego. (October 2017).  Multi-Jurisdiction Hazard Mitigation Plan. 
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Figure SE-9: Envirostor National City Map (December 2022)

Data sources: Department of Toxic Substances Control’s EnviroStor online data management 
system (July 2022)

2.5.2. BROWNFIELDS

A brownfield site is real property that may include the presence of 
a hazardous substance, pollutant, or contaminant. In addition to 
being contaminated, or thought to be contaminated, brownfields are 
generally underutilized due to perceived remediation costs and lia-
bility concerns. Due to National City’s industrial and shipping-based 
history, a substantial amount of the acreage west of I-805 contains 
brownfields. 

The GeoTracker database reports 41 Active sites with potential con-
tamination issues to water quality and groundwater resources, illus-
trated in Figure SE-9 and summarized in Table SE-3. 

Sites with potential contamination issues for National City are illus-
trated in Figure SE-9 as Envirostor sites and statuses. Table SE-4 sum-
marizes the clean-up records for National City. The remediation, or 
clean-up, of a brownfield site depends on its planned future use and 
the type and extent of contamination. Once contamination issues 
are addressed, however, the site can be redeveloped to a productive 
use (such as housing) and support economic development goals. 
The repurposing of brownfield sites is important, given the limited 
availability of vacant land in the City.
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Table SE-3: Geotracker Records for National City (July 2020)

Site/Facility Type (1) Active/Open (7) Closed (8)
Cleanup Progam Site (2) 9 78
Leaking Underground Storage Tank (LUST) Cleanup Sites (3) 8 92
Land Disposal Site (4) 2 1
Permitted Underground Storage Tank (UST) 22 N/A
Total 41 171
(1) Geotracker definitions: https://geotracker.waterboards.ca.gov/site_type_definitions

(2) Cleanup Program Site: Includes all “non-federally owned” sites that are regulated under the State Water Resources Control Board’s Site Cleanup Program and/or similar programs 
conducted by each of the nine Regional Water Quality Control Boards. Cleanup Program Sites are also commonly referred to as “Site Cleanup Program sites”. Cleanup Program Sites are 
varied and include but are not limited to pesticide and fertilizer facilities, rail yards, ports, equipment supply facilities, metals facilities, industrial manufacturing and maintenance sites, 
dry cleaners, bulk transfer facilities, refineries, mine sites, landfills, RCRA/CERCLA cleanups, and some brownfields. Unauthorized releases detected at Cleanup Program Sites are highly 
variable and include but are not limited to hydrocarbon solvents, pesticides, perchlorate, nitrate, heavy metals, and petroleum constituents, to name a few.

(3) LUST Cleanup Site: includes all Underground Storage Tank (UST) sites that have had an unauthorized release (i.e. leak or spill) of a hazardous substance, usually fuel hydrocarbons, 
and are being (or have been) cleaned up. In GeoTracker, Leaking Underground Storage Tank (LUST) sites consist almost entirely of fuel-contaminated LUST sites (also known as “Leaking 
Underground Fuel Tank”, or “LUFT” sites) which are regulated pursuant to Title 23 of the California Code of Regulations, Chapter 16, Article 11.    

(4) Land Disposal Site: Includes sites with solid and/or liquid wastes discharged to land such as landfills, mines, surface impoundments, waste piles, and land treatment facilities. These may 
be regulated pursuant to the California Code of Regulations (Chapter 15 of Title 23, or Title 27), or regulated pursuant to the California Water Code. Land disposal sites regulated pursuant 
to the California Water Code include composting facilities. Wastes contained at land disposal sites are characterized as Class I (hazardous), Class II (designated), Class III (non-hazardous), 
or Unclassified (inert) pursuant to the California Code of Regulations, Title 22.

(5) Permitted UST: includes facilities at which the owner or operator has been issued a permit to operate one or more USTs by the local permitting agency. Permitted UST Facilities are import-
ed weekly from the California Environmental Reporting System (CERS).

(6) Source: State Water Resources Control Board, Geotracker, Project Search Results for National City, CA. Accessed July 29,2020. https://geotracker.waterboards.ca.gov/search?CMD=-
search&case_number=&business_name=&main_street_name=&city=National+City&zip=&county=San+Diego&SITE_TYPE=LUFT&SITE_TYPE=SLIC&SITE_TYPE=LANDFILL&SITE_TYPE=DOD%2C+-
DODPRIV%2C+DODUST&SITE_TYPE=WDR&SITE_TYPE=IRRIGATED_LANDS&SITE_TYPE=SAMPPOINTPUBLIC&SITE_TYPE=UST&SITE_TYPE=NONCLEANUP&SITE_TYPE=PROJECT&SITE_TYPE=CAF&SITE_
TYPE=WATERPONDS&SITE_TYPE=INJECTION&SITE_TYPE=GWMPLAN&SITE_TYPE=GWMPEX&SITE_TYPE=OTHEROILGAS&oilfield=&STATUS=&BRANCH=&MASTER_BASE=&Search=Search 

(7) Open = investigation is underway

(8) Closed = investigated and meets regulatory cleanup requirements
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2.5.3. MILITARY INSTALLATIONS 

The military utilizes hazardous materials in its operations, including 
the powering of large ships and submarines. The U.S. Navy’s Safety 
Department at Naval Base San Diego has responsibilities that in-
clude mishap investigation, reporting and recordkeeping, workplace 
inspections, hazardous material control and management, employ-
ee reports of unsafe/unhealthful working conditions, relations with 
federal Occupational Safety and Health Administration (OSHA) offi-
cials, and training.25

25. Naval Base San Diego (n.d.). Safety. Retrieved February 12, 2010 from https://www.cnic.navy.mil/
sandiego/Programs/Operations/Safety/index.htm.

2.6. CLIMATE CHANGE, ADAPTION, AND 
RESILIENCY 

Climate change is already affecting the City of National City and is 
projected to do so well into the foreseeable future. Current and pro-
jected climate change impacts as discussed in California’s Fourth Cli-
mate Change Assessment: San Diego Region Report (2018), includes 
increased temperatures, changes in precipitation patterns, increased 
wildfires, increased flooding, and sea-level rise. These changes have 
the potential to have widespread impacts ranging from flooding 
risks, extreme heat, public health and safety, ecosystem function, 
and economic continuity. This section of the Safety Element evalu-
ates climate related risks and its potential impacts to National City, 
and strategies to address or reduce the impacts of climate change.  

2.6.1. REGULATORY FRAMEWORK 

California Senate Bill 379 will require cities and counties within Cali-
fornia to integrate climate adaptation into their general plans by Jan-
uary 1, 2017 or January 21,2022, depending on whether that city or 
county has adopted a local hazard mitigation plan. This requires the 
safety element to be updated to address climate adaptation and re-
silience strategies applicable to the city or county based on a vulnera-
bility assessment, a set of adaptation and resiliency goals or policies, 
and a set of feasible implementation measures. 

2.6.2. CLIMATE CHANGE RISK IN NATIONAL CITY 

By understanding trends, identifying vulnerabilities, developing ad-
aptation strategies, and monitoring results, National City can move 
towards a more equitable, secure, and resilient future. This section 
identifies historic, current, and anticipated trends of climate change 
risks in National City. 

Project Type Active/ Certified/
Refer to other 

Agency

Closed/Inactive

Voluntary Cleanup 1 0
Tiered Permit 4 3
Corrective Action 2 0
State Response 4 0
Military Evaluation 1 4
Non-Operating 0 1
School Investigation 0 4
Operating Permit 1 0
Evaluation – 1248 Local 
Agency

8 0

Source: Department of Toxic Substances Control, Envirostor database, Search: 
National City, CA,  Accessed July 2020

Table SE-4: EnviroStor Records for National City (July 2020)
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from September through May but most intensely in December and Jan-
uary. Increased drought, deficit moisture for vegetation, and dead fuels 
are likely to increase wildfire risk during fire weather extremes caused by 
Santa Ana Winds.28 

Wildfires claim lives, destroy property, forces mass evacuations, and ex-
poses large populations to unhealthy levels of smoke for days to weeks 
at a time. These events test the capacity of local emergency response 
resources, and in too many cases can overwhelm communities in pre-
paring for and responding to such events. 

PRECIPITATION

Precipitation will remain highly variable but will change in character, with 
wetter winters, drier springs, and more frequent and severe droughts 
punctuated by more intense individual precipitation events. An alter-
ation of precipitation will likely affect water demand and supply, water 
quality, and flooding emergencies.

SEA LEVEL RISE

Although sea level rise may seem to be occurring at a relatively low rate, 
this rate is expected to accelerate. It is presently affecting coastlines and 
over time it will affect the frequency and extent of coastal flooding and 
shoreline erosion.29 Sea level rise projections under all greenhouse gas 
emissions scenarios predict accelerating sea level rise. Sea level along 
the San Diego County coast is expected to rise approximately one foot 
by mid-21st century, and three feet or potentially much higher by 2100.30 
Portions of National City are within the coastal zone, and impacts from 
sea level rise may include flooding, storm surge, and erosion.

28. https://www.energy.ca.gov/sites/default/files/2019-11/Reg_Report-SUM-CCCA4-2018-009_SanD-
iego_ADA.pdf
29. https://www.oceansciencetrust.org/wp-content/uploads/2019/08/OceanCoast_v3.MR_10.25.18_
FINAL.pdf
30. https://www.energy.ca.gov/sites/default/files/2019-11/Reg_Report-SUM-CCCA4-2018-009_SanD-
iego_ADA.pdf

EXTREME HEAT

National City will likely experience an increase in the frequency and 
duration of extreme heat events due to climate change, impacting 
community health and the viability of transportation networks. Tem-
perature is projected to increase substantially, by 5˚F to 10 ˚F by the 
end of the 21st century. Along with mean temperature, heat wave fre-
quency will increase, with more intensity and longer duration. Marine 
layer clouds can help to mitigate the impacts of temperature change 
in the coastal regions, though these clouds are not well represented 
in climate models requiring further research.26

DROUGHT 

The Mediterranean character of wet winters and dry summers in Na-
tional City is projected to continue and possibly intensify with wetter 
winters and drier shoulder seasons (spring and autumn). Changes 
in annual total precipitation are uncertain but most climate models 
indicate that there will be fewer wet days, but more intense precipita-
tion received when wet days do occur. The reduction in the number 
of wet days leads to more variable yearly precipitation and conse-
quently, more frequent and intense drought. Longer dry, warm sea-
sons and increasing evapotranspiration due to higher temperature 
and lower daytime relative humidity will cause stronger seasonal dry-
ness of San Diego County landscapes.27 

WILDFIRE

Climate change is expected to increase the frequency, intensity, and du-
ration of wildfire events impacting National City. The largest fires occur 
during strong, Santa Ana winds, which occur within a broad season 

26. https://www.energy.ca.gov/sites/default/files/2019-11/Reg_Report-SUM-CCCA4-2018-009_SanD-
iego_ADA.pdf
27. https://www.energy.ca.gov/sites/default/files/2019-11/Reg_Report-SUM-CCCA4-2018-009_SanD-
iego_ADA.pdf
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ulation experiencing a higher level of vulnerability due to lack of air 
conditioning while the inland population will be vulnerable through 
exposure to dangerously hot temperatures. Generally, the most vul-
nerable populations from extreme events are those who lack resourc-
es, are socially isolated, or whose health is already compromised.

Extreme Heat Impacts on Public Health

Although warmer temperatures are likely to impact a wide range of 
populations, the most vulnerable high-risk subgroups in National 
City includes groups that may be socially, linguistically, and politically 
isolated (homeless, migrants, refugees, women and girls), and those 
who lack resources or opportunities to prepare and adapt to these 
challenges making them more vulnerable to the impacts of climate 
change and natural disasters.

Preparing for these extreme heat events will require a combination of 
strengthening National City’s preparedness for extreme heat events 
and adaptation by modifying and cooling the built environment in 
which we live.

DROUGHT

In future decades, National City will be confronted with, among other 
cities, more intense droughts. Drought impacts can include water 
restrictions associated with domestic supplies, economic impacts to 
tourism and recreation, increased firefighting costs, and increased 
costs for water.

Drought Impacts on Transportation

Climate changes, including drought, may result in increased mainte-
nance and repair expenditures, disruptions of economic activity, and 
interruptions of critical lifelines.

2.6.3. VULNERABILITY ASSESSMENT 

EXTREME HEAT

Recent research indicates that heat-related human health impacts 
may be felt at lower temperatures at the coast than in the inland and 
desert regions as coastal residents are not acclimated to heat and 
humidity and are less likely to have air conditioning. A study of hospi-
talizations and emergency room visits suggests that the definition of 
hazardous temperatures is not one-size-fits-all and is dependent on 
background climatology and sociodemographic composition. Pop-
ulations that are particularly vulnerable to climate change include 
those with preexisting or underlying health conditions, with chronic 
illnesses (e.g., asthma), the elderly, and the uninsured. To help vul-
nerable communities, Public Health Services has joined the Office 
of Emergency Management in a Partner Relay effort to disseminate 
messages to vulnerable communities in the event of a natural disas-
ter or public health emergency. 

Extreme Heat Impacts on Transportation

Future heat risks can potentially impact and disrupt transportation in-
frastructure, public services, resources for socially vulnerable popula-
tions, and decrease the reliability of energy infrastructure. Sustained 
periods of extreme heat can lead to the softening and expansion of 
asphalt services, resulting in potholes and rutted roads. Sustained 
temperatures above 100°F may cause train tracks to expand, leading 
to the buckling of rail lines and the derailing of trains. These impacts 
can lead to closures and traffic delays in the short-term and acceler-
ate the degradation of infrastructure in the long-term.

Extreme Heat Impacts on Vulnerable Communities

Heat will likely affect the entire San Diego region with the coastal pop-
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overwhelm communities in preparing for and responding to such 
events. While National City has an urban unzoned wildfire risk threat, 
community members may experience indirect impacts from wildfires 
in neighboring jurisdictions. 

Wildfire Impacts on Transportation

Wildfire events can threaten the safety of those using nearby road-
ways and transportation facilities. Low visibility from smoke and 
ash can result in road and facility closures. The need to evacuate 
communities, while providing access for firefighters, can also lead to 
roadway restrictions as first responders limit traffic. The logistics of 
quickly evacuating large populations is difficult and may overload the 
capacity of the road systems.

Wildfire Impacts on Vulnerable Communities

Wildfire events disproportionately impact socially vulnerable com-
munities, exposing them to greater health and safety risks, costs, 
and barriers to evacuate. These impacts may include lack of access 
to emergency notifications (due to lack of phone or internet service, 
or language barriers), lack of personal vehicle, and lack of access to 
temporary housing or the ability to relocate.

Wildfire Impacts on Public Health

The projected increase in wildfire risk directly relates to an increase 
health risk from the fires and the smoke produced. Smoke contains 
particulate matter, ozone, carbon monoxide, and nitrogen dioxide, all 
of which are associated with respiratory and cardiovascular negative 
health impacts. As smoke can travel large distances from the fires, 
the health impacts of smoke is a vulnerability to National City. 

Drought Impacts on Vulnerable Communities

Approximately 13 percent of National City’s population is over 65 
years old.31 Populations that are socially isolated, dependent on care-
takers, and people aged 65 or older are especially vulnerable to the 
health impacts of climate change. With general trends towards drier 
conditions, dust storms present air quality and health concerns.

Drought Impacts on Public Health

National City is home to populations that could lack access to medi-
cal services, threatening the public health of the community.

National City’s ability to adapt to drought is limited due to resources 
and funding, but necessary to protect the economy and vulnerable 
populations. Preparing for drought events will require a combination 
of strengthening the City’s preparedness for reduced water supplies 
and better water management practices, including more efficient 
water use and investment in new technologies- such as wastewater 
recycling systems.

WILDFIRE

Climate change, including increased heat and extended droughts, 
has been a key driver in increasing the risk and extent of wildfires in 
the western United States over the last two decades. It is expected 
that changes in climate create warmer, drier conditions, leading to 
longer and more active fire seasons.32 Wildfire events test the capac-
ity of local emergency response resources, and in many cases can 

31. U.S. Census Bureau, American FactFinder. Census 2019, TableID: S0101. Retrieved January 
6, 2021 from: https://data.census.gov/cedsci/table?q=national%20city%20&tid=ACSST5Y2019.
S0101&hidePreview=false
32. National Oceanic and Atmopsheric Administration. Wildfire Climate Connections, July 18, 2022. 
Retrieved July 20, 2022 from: https://www.noaa.gov/noaa-wildfire/wildfire-climate-connection#:~:tex-
t=Research%20shows%20that%20changes%20in,these%20increases%20in%20wildfire%20risk.
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Precipitation Impacts on Vulnerable Communities

Socially vulnerable communities include residents living in flood-
plains as well as community members who do not own cars, have 
limited evacuation routes, and renters without flood insurance. So-
cially vulnerable populations are less likely to be able to retrofit their 
home to be flood-resistant (e.g., elevate or fortify) due to lack of re-
sources or their status as renters.

Precipitation Impacts on Public Health

The increased occurrence of flood events may compromise sewer 
systems, resulting in a greater likelihood for transmission of wa-
ter-borne diseases for individuals who are exposed to contaminated 
water. Flooding of transportation infrastructure may limit access to 
healthcare facilities or limit the ability of these facilities to function 
(e.g., limit the operation of electrically powered medical devices or 
refrigerators for medicine).

SEA LEVEL RISE 

Rising sea levels are generally associated with a number of different 
impacts, including flooding, inundation, erosion, saltwater intrusion, 
and water table rise. Because the San Diego region is defined by its 
relationship with the coast and has heavily invested in its coastal 
communities, it is critical to consider impacts associated with sea 
level rise. Therefore, a Public Agency Steering Committee, comprised 
of staff from five bayfront cities (including National City), the Unified 
Port District, and the San Diego County Regional Airport Authority 
collaborated to develop a Sea Level Rise Adaptation Strategy for San 
Diego Bay in 2012 (Adaptation Strategy). The Adaptation Strategy 
consists of two primary components: a vulnerability assessment that 
evaluates how community assets could be impacted by sea level rise, 
and recommendations for building the resilience of those communi-
ty assets.

PRECIPITATION

Flooding is a highly variable threat in National City and can be ex-
pected to increase as a result of climate change. The higher probabil-
ity of extreme flooding may produce poor water quality, erosion and 
sediment transport, and loss of habitats.33 Socially vulnerable popu-
lations that cannot afford to retrofit their homes and businesses or 
move are the most vulnerable to flood events.

Precipitation Impacts on Transportation

Increased extreme precipitation events lead to greater flooding and 
erosion, impacting surface water quality, transportation, and sur-
rounding habitats. Heavier rainfall events are also likely to cause 
periodic flooding of roadways, and in some cases, erosion or mud-
slides. In addition to flooding and damages to transportation cor-
ridors, transmission lines, wastewater treatment facilities, culverts, 
canals, tunnels, runways, and railways are likely to be challenged, 
with associated service and business interruptions. Bus stops and 
sidewalks may be flooded, challenging the ability of public transit 
and active transportation users to access employment, education, or 
healthcare.

Flooding also increases moisture content of streets, weakening the 
pavement base and ground below, which can cause increased crack-
ing and rutting of the pavement. A significant flooding event can also 
cause failure or washout.34

33. https://www.energy.ca.gov/sites/default/files/2019-11/Reg_Report-SUM-CCCA4-2018-009_SanD-
iego_ADA.pdf
34. Sias-Daniel, J., Jacobs, J. M., Douglas, E., Mallick, R. B., & Hayhoe, K. (2014, May 3). Impact of Cli-
mate Change on Pavement Performance: Preliminary Lessons Learned through the Infrastructure and 
Climate Network (ICNet). Climatic Efects on Pavement and Geotechnical Infrastructure.

Page 867 of 1838



 27 SAFETY ELEMENTADMINISTRATIVE DRAFT - FEBRUARY APRIL 2023

Sea Level Rise Impacts on Transportation

The Adaptation Strategy identified 18th and 24th Streets at Paradise 
Creek as having the potential to experience flood-related impacts 
by 2050.35 Transportation facilities are sensitive to flood related im-
pacts, as the access function of roads would be impaired if exposed 
to flooding. They also do not have significant capacity to cope with 
flooding and inundation when they are exposed because local access 
streets cannot be relocated; by their nature they must be located to 
service development where it exists, even if in flood-prone areas.

Sea Level Rise Impacts on Vulnerable Communities

National City’s single-family neighborhood west of Paradise Creek 
is likely to be exposed to flooding impacts by year 2100. Vulnerable 
communities (i.e., low-income, elderly, ethnic minorities) will remain 
vulnerable in the face of flooding impacts and some new populations 
– those working in specific job sectors – could become more vulner-
able to flooding impacts.36 

Sea Level Rise Impacts on Public Health

Flooding and inundation as a result of sea level rise may impact 
storm sewers when drains are obstructed by inundated outfalls, re-
sulting in backwater flooding. This may increase the likelihood for 
transmission of water-borne diseases for individuals who are ex-
posed to contaminated water.

35. https://icleiusa.org/wp-content/uploads/2016/08/San_Diego_Bay_SLR_Adaptation_Strategy_
Complete.pdf
36. https://icleiusa.org/wp-content/uploads/2016/08/San_Diego_Bay_SLR_Adaptation_Strategy_
Complete.pdf
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3. CITYWIDE GOALS AND POLICIES

Policy SE-1.5: Encourage the removal or retrofitting of unreinforced 
masonry buildings and other structures that would be at risk of col-
lapse during seismic events, as deemed appropriate. 

Policy SE-1.6: Encourage earthquake preparedness within the com-
munity. 

3.1. SEISMIC AND GEOLOGIC HAZARDS
GOAL SE-1: MINIMIZE RISK TO COMMUNITY FROM EARTHQUAKES, 
SEISMIC, AND GEOLOGIC HAZARDS.

Policy SE-1.1: Enforce development standards and building restric-
tions as a means to limit seismic-related risks to acceptable levels.

Policy SE-1.2: Require new development and redevelopment to 
comply with recognized standards for geologic hazards, soils (in-
cluding but not limited to subsidence and liquefaction), and seis-
mic hazards to ensure public safety.

Policy SE-1.3: Control site preparation procedures and construction 
phasing to reduce erosion and exposure of soils to the maximum 
extent possible.

Policy SE-1.4: Minimize potential safety hazards (such as slope in-
stability, mudslides, and land slides) and disturbance of the natural 
terrain through specific development regulations for hillsides with 
steep slopes (greater than 25 percent grade). 

WHY IS THIS IMPORTANT?

Approximately 15,776 homes and 892 businesses in National City 
have the potential to be affected by earthquakes or other seismic 
hazards, including shaking, liquefaction and landslides.37 Identify-
ing the risks, implementing prevention measures, and preparing 
for seismic events will help to minimize losses associated with 
these hazards.

37. County of San Diego. (October 2017).  Multi-Jurisdiction Hazard Mitigation Plan. 
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Policy SE-2.1: Prioritize funding and implementation of needed flood 
control and drainage improvements as well as help vulnerable pop-
ulations elevate or adapt homes, buildings, and businesses in flood-
prone areas.

Policy SE-2.2: Ensure that new development adequately provides for 
on- and off-site mitigation of potential flood hazards and drainage 
problems.

Policy SE-2.3: Locate new infrastructure and essential public facilities, 
including hospitals and healthcare facilities, outside of flood hazard 
zones, when feasible, or ensure that construction and other devel-
opment methods are utilized, which minimize potential damage to 
such facilities, so as to maintain the structural and operational integ-
rity of essential public facilities during flooding.  

Policy SE-2.4:  Ensure that all future adopted regulations limit the risk 
of loss to reasonable levels within mapped floodplain hazard areas or 
areas subject to potential inundation by levee failure, dam failure, or 
as the result of a tsunami.

Policy SE-2.5: Encourage modifications to floodways to restore creek 
capacity, stabilize creek banks, and restore habitat or water quality, 
where feasible. 

Policy SE-2.6:  Allow for modification of the land within the 100-
year flood zone where necessary to protect the safety of existing and 
future developments. 

GOAL SE-2: MINIMIZE HAZARDS RELATING TO FLOODING AND IN-
UNDATION. 

3.2. FLOOD HAZARDS AND INUNDATION Policy SE-2.7: Require new development and significant redevelop-
ment projects to assess stormwater runoff impacts on the local and 
regional storm drain and flood control system, and to develop deten-
tion and drainage facilities to ensure that increased risks of flooding 
do not result from development. 

Policy SE-2.8: Promote the use of bioswales, rain gardens,  green 
roofs, and other infiltration mechanisms to reduce of the volume of 
stormwater runoff. 

Policy SE-2.9: Prohibit the construction of flood barriers within the 
100-year flood zone which would divert flood water or increase flood-
ing in other areas. 

Policy SE-2.10:  Consult with other responsible agencies to construct 
creek improvements necessary to protect public health and safety 
while maintaining or restoring creeks to their natural state, where 
feasible.

Policy SE-2.11: Continue coordination among responsible agencies 
(e.g., U.S. Army Corps of Engineers, U.S. Bureau of Reclamation, Cal-
ifornia Department of Water Resources) to support existing efforts 
for mitigating floods.

Policy SE-2.12: Encourage the installation of porous roadways or other 
means to decrease pervious surfaces and increase water infiltration.

WHY IS THIS IMPORTANT?

Approximately 1,067 homes, 4,047 businesses, and 79 critical facili-
ties in National City are located within either the 100-year or 500-year 
floodplain and are; therefore, at risk for flooding.  An additional 457 
residential buildings, 6,649 commercial buildings, and 74 critical fa-
cilities within the city are at risk for inundation due to dam failure.   
Regulating development in areas at risk for flooding and inundation 
reduces potential damage and loss of life and property.
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GOAL SE-3: MINIMIZE WILDLAND AND URBAN STRUCTURAL FIRE 
RISKS AND INCREASE PROTECTION OF LIVES AND PROPERTY.

3.3. FIRE AND EMERGENCY MEDICAL 
SERVICES

Policy SE-3.1: Consult with neighboring jurisdiction’s fire response 
services, San Diego County, and the American Red Cross to ensure 
adequate fire and emergency response coverage, daily staffing needs 
are met, and public safety facilities and services are being efficiently 
utilized.

Policy SE-3.2: Consult with the Sweetwater Authority to upgrade water 
mains and install fire hydrants as necessary. 

Policy SE-3.3: Continue collaborating with Fire Prevention Services, 
Inc. to enforce National City’s Municipal Code for weed and brush 
abatement in order to provide clearances around structures and min-
imize fire hazard risk.

Policy SE-3.4: Enforce the City’s fire code including minimum road 
width standards for fire equipment access. 

Policy SE-3.5: Support housing rehabilitation programs that reduce 
structural fire risks due to heating or electrical problems.

Policy SE-3.6: Promote fire prevention through public education pro-
grams.

GOAL SE-4: PROVIDE HIGH-QUALITY EMERGENCY AND PRE-HOSPI-
TAL MEDICAL SERVICES FOR NATIONAL CITY RESIDENTS.

Policy SE-4.1: Participate in regional planning efforts to ensure that 
quality emergency and pre-hospital medical care is available to Na-
tional City residents.

Policy SE-4.2: Continue collaborating with the Regional Cooperative 
Care Partnership JPA (RCCP) to improve the quality of patient care 
through standardization of high-quality training and establishment 
of unified quality assurance and improvement programs. 

Policy SE-4.3: Maintain a standard response time for the first-due 
unit of arriving within seven minutes 90 percent of the time from 
the receipt of a 911 emergency call for medical patients and/or small 
fires, as well as maintaining at least 14 personnel arriving within 11 
minutes 90 percent of the time from the receipt of a 911 emergency 
call for a multi-unit response.

Policy SE-4.4: Encourage the evaluation and prioritization of poten-
tial traffic calming measures to improve emergency response times. 

Policy SE-4.5: Maintain the National City Fire Department require-
ment to have at least one paramedic on the two fire engines and fire 
truck every day. This includes adding a paramedic to the Squad.

Tsunami risk exists primarily along the city’s waterfront, most of 
which is under Port or Navy jurisdiction.  Approximately, 1,300 
people, five commercial buildings and five critical facilities are 
located within an area subject to tsunami risk, as illustrated on 
Figure SE-7.  A tsunami could potentially have deleterious effects 
on the maritime industry, which is concentrated in this area.

3.4. EMERGENCY AND PRE-HOSPITAL 
MEDICAL SERVICES
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3.5. EMERGENCY DISASTER PREPAREDNESS 
AND RESPONSE

GOAL SE-5: MINIMIZE THE LOSS OF LIFE, PROPERTY, DISRUPTIONS 
IN THE DELIVERY OF VITAL SERVICES DURING AND FOLLOWING 
EMERGENCY DISASTERS.

WHY IS THIS IMPORTANT?

Approximately 15,144 homes, 9,300 businesses, and 242 crit-
ical facilities are at moderate to high risk from wildfire in Na-
tional City.38 San Diego County has experienced serious losses 
due to wildfires in the past, especially in 2003 and 2007, when 
multiple wildfires simultaneously burned through the county 
and resulted in the destruction of thousands of residential and 
commercial buildings. Fires also contribute to respiratory ail-
ments, as they generate and disperse fine particulate matter, 
carbon monoxide, and other irritants.  Due to the large pro-
portion of older buildings in National City, there is a higher 
risk for structure fires. Reducing fire hazards, maintaining ap-
propriate fire services, and providing fire prevention informa-
tion will help to reduce the risk of loss from fires. 

In addition, the sooner a seriously injured or sick person re-
ceives help, the more likely he or she is to survive. Emergency 
medical personnel can mean the difference between life and 
death by offering several immediate medical services, depend-
ing on a patient’s condition. Paramedics also monitor and 
care for a patient in the ambulance while transporting him or 
her to the hospital. 

38. https://www.sandiegocounty.gov/content/dam/sdc/oes/emergency_management/
HazMit/2017/City-of-National-City-HazMit-Section-5.pdf

Policy SE-5.1: Improve emergency communication and outreach 
planning through establishing partnerships with San Diego County, 
the U.S. Navy, other appropriate agencies and trusted community or-
ganizations to maintain a communication plan and warning system 
that includes multiple or tiered approaches designed to reach diverse 
populations and those with language or other access barriers.

Policy SE-5.2: Continue improving emergency preparedness through 
consultation with San Diego County, the U.S. Navy, and other appro-
priate agencies and trusted community organizations to ensure the 
health and safety of residents during an emergency. 

Policy SE-5.3: Continue to strengthen disaster planning and training 
activities by City departments.

Policy SE-5.4: Coordinate with the County of San Diego each time the 
Multi-Jurisdictional Hazard Mitigation Plan is revised and updated, 
as staffing and fiscal resources allow.

Policy SE-5.5: Promote public safety through community education 
programs, such as the Community Emergency Response Teams 
(CERT) and LISTOS39.

Policy SE-5.6: Support a Seismic Retrofitting Program focused on as-
sisting with fixing homes damaged by earthquake events, with an 
emphasis on homes with cripple wall construction and soft story 
multifamily housing.”

39. https://www.nationalcityca.gov/government/fire/fire-administration/join-listos
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3.7. HAZARDOUS MATERIALS, BROWNFIELDS, 
AND MILITARY INSTALLATIONS 

Policy SE-6.1: Promote the use of Crime Prevention through Envi-
ronmental Design (CPTED) concepts, including, but not limited to:  

 » Establishing public spaces that encourage activity, site cleanliness, 
rapid repair, and removal or refurbishment of decayed physical 
elements.

 » Providing for natural surveillance of outdoor spaces through 
proper placement of windows in surrounding buildings, lighting, 
and landscaping.

 » Establishing natural access controls into and around private 
property through the use of doors, shrubs, fences, and gates.

 » Distinguishing between private and public space through the use 
of landscaping, front porches, and other design elements, where 
appropriate.

Policy SE-6.2: Encourage city residents to form neighborhood coun-
cils.

Policy SE-6.3: Retain staffing ratios and response times that accom-
modate the demands of continued growth and development, tour-
ism, and other events requiring police services by:

 » Maintaining a service ratio of one officer per 1,000 population as 
fiscal resources allow; and

 » Sustaining a standard response time of less than six minutes for 
Priority 1 police calls as staffing and fiscal resources allow.

GOAL SE-6: MINIMIZE THREATS TO PUBLIC SAFETY FROM CRIMINAL 
ACTIVITIES.

GOAL SE-7: MINIMIZE RISKS TO LIFE, PROPERTY, AND THE ENVIRON-
MENT ASSOCIATED WITH THE STORAGE, TRANSPORT, AND DISPOS-
AL OF HAZARDOUS MATERIALS.

Policy SE-6.4: Maintain a community engagement participatory role 
for the Police Department in the community to the extent budgeting 
and staffing allows.

Policy SE-6.5: Encourage programs for at-risk youth.

Policy SE-6.6: Allow for public safety cameras and other security 
measures in public places as warranted. 

WHY IS THIS IMPORTANT?

Proper design and effective use of the built environment can lead 
to a reduction in the incidence and fear of crime. Safe, clean, and 
attractive neighborhoods promote bustling public spaces. When 
places are active with people and provide clear visibility into and 
out of public spaces, potential offenders are less likely to commit 
crimes because of all the “eyes-on-the-street.”  Bad behavior is 
deterred due to the higher risk of getting caught.

WHY IS THIS IMPORTANT?

In the event that a crisis occurs, a prompt and effective response 
from emergency personnel can reduce trauma, bring order to 
chaos, and can be the determining factor between life and death. 

3.6. CRIME PREVENTION AND POLICE 
PROTECTION

Policy S-7.1: Promote hazardous waste minimization and use of best 
available technology in City operations, where feasible.

Policy S-7.2: Continue to consult  with the County and other appro-
priate agencies in the administration and enforcement of hazardous 
materials permit requirements, where feasible.

Policy S-7.3: Continue to ensure that effective response to hazardous 
materials emergencies in the City are provided to minimize health 
and environmental risks.
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3.8. REDEVELOPMENT OF BROWNFIELDS 
GOAL SE-8: THE REDEVELOPMENT OF BROWNFIELDS WITH APPRO-
PRIATE USES THAT REDUCE SAFETY HAZARDS AND ENHANCE THE 
CHARACTER OF THE COMMUNITY.

Policy S-7.4: Promote public awareness of emergency preparedness 
in the event of a hazardous materials release.

Policy S-7.5: Ensure the compatibility of uses which store, collect, 
treat, or dispose of hazardous materials with adjacent uses.

Policy S-7.6: Work with the U.S. Navy to minimize public safety im-
pacts from hazardous materials used in military operations.  

Policy S-7.7: Work with property owners and lead agencies to reduce 
soil contamination from industrial operations and other activities 
that use, produce, or dispose of hazardous or toxic substances.

Policy S-7.8: Promote the development of a Hazardous Materials 
Management Plan and Jurisdictional Urban Runoff Management 
Programs. Ensure new development satisfies the requirements out-
lined in these management plans.

WHY IS THIS IMPORTANT? 

Proper storage, use, disposal, and transport of hazardous mate-
rials are necessary to reduce the risk of contamination to surface 
and groundwater, land resources, air, and environmentally sensi-
tive areas. Serious injuries, loss of life, and economic disruption 
can occur as a result of accidents related to hazardous materials. 
Informing residents about these dangers, minimizing exposure 
to hazardous materials, ensuring that County permitting require-
ments are met, and promoting awareness of emergency prepared-
ness are all measures that will help to reduce the risks associated 
with hazardous materials.

Policy S-8.1: Promote the clean-up and reuse of contaminated sites 
and prioritize remediation and redevelopment of brownfield sites 
within and adjacent to residential and mixed-use areas. 

Policy S-8.2: Require owners of contaminated sites to develop a 
remediation plan, as required by State and Federal law.

Policy S-8.3: Continue to use the Department of Toxic Substances 
Control (DTSC) and the State Water Resources Control Board 
(SWRCB) active databases of permitted and cleanup sites to monitor 
future uses at those locations. Require appropriate mitigation and 
clean-up of sites that are known to contain toxic materials as a 
condition of allowing reuse.

Policy S-8.4: Ensure reuse developments prepare all required 
hazardous waste and material assessments, studies, and implement 
necessary avoidance, minimization, and/or mitigation measures. 

WHY IS THIS IMPORTANT?

The interest in redeveloping brownfield sites will likely increase 
as opportunities to expand and construct new development in 
National City decreases. Therefore, ensuring proper remediation 
and clean-up requirements will become critical in maintaining the 
health and safety of community members and natural resources. 
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Policy S-9.8: Work with San Diego Metropolitan Transit System (MTS) 
to ensure adequate shading is available at transit stops to reduce 
transit passenger heat exposure.

Policy SE-9.9: Implement cool land use elements (i.e., cool roofs, 
cool pavement, cool transit facilities, urban greening, public water 
features, etc.) as a part of sustainable community planning, espe-
cially for areas where dense building (infill, transit-oriented devel-
opment, transit corridors, etc.) patterns might contribute to more 
urban heating.

Policy SE-9.10: Educate employers and employees in industries with-
out cooling systems about heat risks and the importance of adequate 
water, shade, and rest breaks.

DROUGHT 

Policy SE-9.11: Encourage water-recycling programs to treat wastewa-
ter for beneficial purposes such as landscape irrigation in parks and 
green spaces. 

Policy SE-9.12: Encourage residents and businesses to incorporate 
drought tolerant landscaping. 

SEA LEVEL RISE

Policy SE-9.13: Reference the current State of California’s Sea-Level 
Rise Guidance when evaluating sea level rise risk, vulnerability and 
planning adaptation strategies. 

Policy SE-9.14: Encourage the adoption of comprehensive and target-
ed strategies set forth in the Sea Level Rise Adaptation Strategy for 
San Diego Bay (2012). 

Policy SE-9.15: Maintain and inform updates to the Sea Level Rise 
Adaptation Strategy for San Diego Bay as needed. 

GOAL SE-9: EFFECTIVE PLANNING AND ADAPTATION TO IMPROVE 
COMMUNITY CLIMATE CHANGE RESILIENCY.

Policy SE-9.1: Improve community resilience by educating residents 
and businesses about climate change, global warming, and potential 
impacts. 

Policy SE-9.2: Pursue environment justice and social equity by devel-
oping and periodically updating a Climate Equity Index. 

Policy SE-9.3: Periodically assess local hazard mitigation plans, con-
tingency and response plans, and other hazard planning documents 
for potential incorporation and/or refinement of mitigating measures 
for health impacts related to climate change.

Policy SE-9.4: Encourage Community Emergency Response Teams 
(CERT) and trusted community organizations to check on vulnerable 
residents and facilitate access to key services, public safety facilities, 
or medical services.

EXTREME HEAT 

Policy SE-9.5: Provide adequate cooling centers prioritizing disadvan-
taged communities and ensure their availability is communicated to 
the public in multiple formats and languages. 

Policy SE-9.6: Protect back-up energy systems (e.g., diesel for backup 
generators, propane) for cooling centers and other essential services.

Policy SE-9.7: Encourage residents and businesses to become heat 
resilient through home weatherization (weatherproofing), air condi-
tioning, energy efficiency rebates, and programs. 

3.9. CLIMATE CHANGE ADAPTATION AND RE-
SILIENCY
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Policy SE-9.16: Participate regularly in the San Diego Bay Steering 
Committee.

WHY IS THIS IMPORTANT?

Proper research and planning of climate related impacts can help 
to understand the threats that climate change poses on different 
communities. Identifying policies to protect all communities, es-
pecially those more vulnerable than others, help to build a stron-
ger resilience against climate change impacts.
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 1 CLIMATE ACTION PLAN

1.1 CLIMATE ACTION PLAN OVERVIEW

Climate Action Plans (CAPs) are comprehensive roadmaps that outline 
specific activities an agency or City will undertake to reduce greenhouse 
gas emissions. CAPs first identify and calculate the inventory of existing 
GHG emissions, and build upon that information to plan a strategic 
framework for reducing the greatest amount of emissions in the most 
cost effective manner.  As part of this strategic framework, CAPs pro-
vide reduction goals or targets, measures to reach these goals, and an 
implementation plan for ensuring measures are executed.  

2011 CLIMATE ACTION PLAN 

In May of 2011, National City adopted the National City Climate Action 
Plan (2011 CAP) to provide guidance to the City to achieve GHG emis-
sions aligned with State reduction targets and to respond and adapt 
to climate change associated with increasing global GHG emissions. 
National City and the International Council on Environmental Initia-
tives (ICLEI) prepared a baseline GHG emissions inventory for the 

The City of National City has joined an increasing number of commu-
nities in developing plans to address climate change at a local level. 
This Climate Action Plan Update (CAP Update) 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 help the State achieve its GHG emissions reduction 
targets.  Implementation of this CAP Update will guide National City’s 
actions to reduce its contribution to global climate change and will 
support the State of California’s ambitious emission reduction targets. 
The CAP Update will also be utilized for tiering and streamlining future 
development in National City pursuant to California Environmental 
Quality Act (CEQA) Guidelines 15152 and 15183.5.  

This chapter provides background information about climate change 
policy, climate change science, the effects and impacts of climate 
change, regulatory actions on climate change, and existing climate ac-
tion efforts in National City.

1. INTRODUCTION
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2020 was 468,107 MTCO2e. When comparing the 2020 target to  base-
line conditions in 2018, the City reached approximately 40% of the goal. 

Since the adoption of the 2011 CAP, there has been a decrease in GHG 
emissions from the transportation, solid waste, and water sectors of 
National City. This decrease in emissions may be a result of increases 
in fuel efficiency and successful water-saving and recycling measures. 
However, there has been an increase in GHG emissions from the res-
idential and commercial/industrial sectors of National City which was 
mainly as a result of economic and residential growth. 

This CAP Update concludes National City would have to reduce 2018 
baseline conditions 40% by 2030 and 80% by 2050 to align its reduc-
tions with Statewide targets. These reduction targets equate to 310,959 
MTCO2e by 2030 (4.5 MTCO2e per capita) and 103,653 (1.21 MTCO2e 
per capita) by 2050. Chapter 2 provides a more detailed discussion 
on the calculated emissions forecast for future years and each sector’s 
emission forecast (residential, commercial, industrial, transportation, 
solid waste, water and wastewater).

Chapter 3 outlines objectives and measures to help reduce GHG emis-
sions within National City. New measures for this CAP Update were 
developed by building upon, revising, or removing  measures from the 
2011 CAP. Chapter 4 includes implementation and monitoring mea-
sures to ensure GHG reducing goals are attainable.

year 2005. The 2005 baseline totaled in 550,714 metric tons of carbon 
dioxide equivalent (MCTCO2e) emissions or 9.9 MTCO2e per capita. 
The 2011 CAP concluded that National City would have to reduce 2005 
baseline conditions by 15% (or 82,607 MTCO2e) by the year 2020, with 
additional reductions by the year 2030.  

2023 CLIMATE ACTION PLAN UPDATE

This CAP Update builds upon the goals of the 2011 CAP and provides 
an updated baseline emissions inventory for the City. As shown in Fig-
ure CAP-1 below, baseline emissions (year 2018) for National City to-
taled 518,263 MTCO2e or 8.51 MTCO2e per capita. In comparison, the 
2005 baseline conditions totaled 550,714 MTCO2e or 9.9 MTCO2e per 
capita. The GHG emissions target identified in the 2011 CAP for year 

Figure CAP-1: GHG Baseline Comparisons (2005 vs 2018) 
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Water vapor and carbon dioxide (CO2) are the most abundant GHGs 
in the atmosphere.  The gases that are widely seen as the principal 
contributors to human-induced climate change are CO2, nitrous oxide 
(N2O), CH4, hydrofluorocarbons (HFCs), perfluorocarbons (PFCs), 
and sulfur hexafluoride (SF6).  Water vapor and CO2 are the most 
abundant GHGs in the atmosphere.  The gases that are widely seen as 
the principal contributors to anthropogenic climate change are CO2, 
nitrous oxide (N2O), CH4, hydrofluorocarbons (HFCs), perfluorocar-
bons (PFCs), and sulfur hexafluoride (SF6).  While human activity re-
sults in the release of some GHGs that occur naturally, such as CO2 
and CH4, other gases, like HFCs, PFCs, and SF6, are human-made.

The combustion of fossil fuels and deforestation release carbon, in the 
form of CO2, into the atmosphere that historically has been stored un-
derground in sediments or in surface vegetation.  With the accelerated 
increase of fossil fuel combustion and deforestation since the industrial 
revolution of the 19th century, concentrations of GHGs have increased 
exponentially in the atmosphere.  Increases in the atmospheric concen-
trations of GHGs in excess of natural ambient concentrations contrib-
ute to the enhancement of the natural greenhouse effect.

This enhanced greenhouse effect has contributed to global warming, 
which is an increased rate of warming of the earth’s surface tempera-
ture.  Specifically, increases in GHGs lead to increased absorption of 
longwave infrared radiation by the earth’s atmosphere and warm the 
lower atmosphere further, thereby increasing evaporation rates and 
temperatures near the surface. Warming of the Earth’s lower atmo-
sphere induces large-scale changes in ocean circulation patterns, pre-
cipitation patterns, global ice cover, biological distributions, and other 
large-scale changes to the earth system that are collectively referred to 
as climate change.

1.2 CLIMATE CHANGE SCIENCE

The Earth’s atmosphere is composed of naturally-occurring and an-
thropogenic (human-induced) GHGs that trap heat in the atmosphere 
and regulate the Earth’s temperature.  This phenomenon, known as the 
Greenhouse Effect, is responsible for maintaining a habitable climate 
on Earth. GHGs present in the Earth’s lower atmosphere play a critical 
role in maintaining the earth’s temperature as they trap some of the 
longwave infrared radiation emitted from the Earth’s surface which oth-
erwise would have escaped to space, as shown in Figure CAP-2.

Figure CAP-2: The Greenhouse Effect

Source: UNEP/GRID-Arendal, http://maps.grida.no/go/graphic/greenhouse_effect.
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1.3.2 SEA LEVEL RISE

A rise in sea level is already occurring in California, with a rise of 3 to 
8 inches recorded in the last century.  Sea level along the San Diego 
County coast is expected to rise approximately 1 ft by mid-21st centu-
ry, and 3 ft or potentially much higher by 2100.2 Portions of National 
City is within the coastal zone, and impacts from sea level rise may in-
clude flooding, storm surge, and erosion. Coastal habitats such as salt 
marshes and rocky intertidal areas will be exposed to more sea water. In 
Southern California, where 91% of wetlands have already been lost and 
many remaining wetlands are stressed by pollution, invasive species, 
and altered hydrology, sea level rise poses yet another threat to coastal 
wetland habitats.3

1.3.3 WATER SUPPLY

Based on current projections for growth and consumption levels, de-
mand for water is expected to significantly outpace the supply available 
from all sources, in part because of climate change.  Extended and more 
frequent drought conditions would reduce local groundwater supplies 
about 7% per year on average and increase the San Diego region’s de-
pendence on imported water from distant sources like the Colorado 
River and Sacramento-San Joaquin River Delta.  Climate change is also 
projected to reduce the amount of water available from these imported 
sources.  Recent projections for the Colorado River range from a 6 to 
45% decline by 2050 as a result of the changing climate.  Spring snow-
melt, which historically provided a reliable supply of water after winter 
storms, will likely be lower due to an expected 25% snowpack reduction 
in the Sierra Nevada Mountains by 2050.4  

2. https://www.energy.ca.gov/sites/default/files/2019-11/Reg_Report-SUM-CCCA4-2018-009_SanDiego_
ADA.pdf
3. California Climate Change Center, 2009, Climate Change-Related Impacts in the San Diego Region by 
2050, page 3.
4. California Climate Change Center, 2009, Climate Change-Related Impacts in the San Diego Region by 
2050, page 5.

Global climate change is thought to be the driving force behind changes in 
precipitation patterns, rising temperatures, shrinking polar ice caps, sea-lev-
el rise, and other impacts to biological resources and humans. Chapter 2 of 
this document provides a summary of National City’s GHG emissions and 
its local contribution to global climate change. Section 1.3 of this Chapter 
discusses the predicted climate change effects on National City.

1.3 EFFECTS AND IMPACTS OF CLIMATE 
CHANGE

In addition to causing an increase in average global surface tempera-
ture, rising levels of greenhouse gases have a destabilizing effect on a 
number of different micro-climates, conditions and systems. The in-
crease in the temperature of the oceans is projected to accelerate the 
water cycle, thereby increasing the severity and rate of both storms and 
drought, which, along with decreased snowpack, could disrupt ecosys-
tems, agricultural systems and water supplies.

Although climate change is a global problem and the severity of the 
effects of climate change in coming decades is uncertain, projections 
suggest that, within California, climate change will result in significant 
impacts to the environment and ecosystems, which in turn will have 
major economic implications.  Below is a summary of the potential 
effects of climate change in California and National City, specifically.

1.3.1 RISING TEMPERATURES

Historically, California has experienced warm temperatures during July 
and August; however, as the climate changes, it is likely that occurrenc-
es of warm temperatures will extend from June to September.1   Increas-
ing temperatures and more frequent heat waves will have serious im-
plications for electricity demand and emergency response in California.

1. California Climate Change Center, 2009, Climate Action Team Biennial Report, Draft, page 1.5.
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1.3.6 PUBLIC HEALTH

Warmer temperatures and changes in precipitation, resulting from cli-
mate change, have serious public health implications.  Research sug-
gests that the most serious effects will be related to increased frequen-
cy of extreme condition such as more intense heat waves.  Severe heat 
conditions paired with poor air quality could increase the number of 
heat-related deaths, illnesses and asthma attacks throughout the state.

1.3.7 AGRICULTURE

San Diego’s unique topography creates a wide variety of microclimates 
supporting over 200 different agricultural commodities.  Between now 
and 2050, climate change could impact our region’s agriculture, and 
exacerbate our water supply situation, by increasing demand for irriga-
tion to meet higher evaporative demand associated with warmer and 
drier conditions.  Climate change will also change the geographic distri-
bution of crop pests, though understanding the potential for crop loss 
from pests requires further research.8 

1.3.8 ECOSYSTEMS AND WILDLIFE

Along with one other county, the San Diego region has the most plants 
and animals at risk of extinction in the continental United States.  While 
in many cases human population growth and development have frag-
mented critical habitat areas, the impacts of climate change will com-
pound the threats facing already vulnerable plant and animal species.  
Though most species are often able to adapt to changing conditions, 
unnaturally rapid shifts in temperature, sea level rise, and drought due 
to climate change may outpace the ability of some species to adapt and 
survive 

8. California Climate Change Center, 2009, Climate Change-Related Impacts in the San Diego Region by 
2050, page 3.

Other environmental factors may limit the amount of water available 
for export to the San Diego region.  For example, efforts such as the 
CALFED Bay-Delta Program are trying to balance water supply needs 
with environmental goals supporting freshwater habitat for fish and 
other wildlife in the Delta.  Overall, the San Diego region faces a possi-
ble water supply shortfall of 18% by 2050.5 

1.3.4 AIR QUALITY 

Studies have shown a link between heat and the formation of ground-lev-
el ozone, the primary component of “smog.”  By 2050, the San Diego 
region is expected to experience greater exposure to ground-level ozone 
due to a climate change-induced increase in number of hot and sunny 
days.  Increased ground-level ozone tends to aggravate asthma and 
increase airway reactivity and inflammation6. 

1.3.5 WILDFIRES

The existing habitat and climate conditions make the San Diego region 
vulnerable to extreme fire events.  Warmer temperatures and more fre-
quent droughts caused by climate change will intensify wildfire condi-
tions, marked by drier, more flammable vegetation and longer periods 
of hot, dry Santa Ana winds.  By 2050, these conditions are expected to 
result in larger, more frequent, and longer-lasting wildfires, during sum-
mer and especially fall, when Santa Ana wind intensity is at its highest.  
Larger, more frequent, and longer lasting wildfires are expected to re-
sult in loss of human life, up to billions of dollars in property dam-
age, business closures, increased fire-fighting and emergency services 
costs, and expensive recovery and restoration efforts.7

5. California Climate Change Center, 2009, Climate Change-Related Impacts in the San Diego Region by 
2050, page 5.
6. California Climate Change Center, 2009, Climate Change-Related Impacts in the San Diego Region by 
2050, page 7.
7. California Climate Change Center, 2009, Climate Change-Related Impacts in the San Diego Region by 
2050, page 6.
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While the final endangerment finding does not automatically impose 
any requirements, it allows EPA to finalize proposed GHG emission 
standards for light-duty vehicles, which were proposed in conjunction 
with the Department of Transportation’s Corporate Average Fuel Econ-
omy (CAFE) standards earlier in 2009.11 

1.4.2 STATE LAWS AND REGULATIONS

California has been a leader among states in passing legislation to re-
duce GHG emissions and slow climate change.  In 2005, Governor 
Schwarzenegger signed Executive Order S-3-05, which established the 
goals of reducing emissions to 2000 levels by 2010, to 1990 levels by 
2020, and to 80% below 1990 levels by 2050.  The Executive Order 
identified the California Environmental Protection Agency (Cal/EPA) 
as the lead coordinating State agency for establishing climate change 
emission reduction targets in California, and designated a “Climate 
Action Team,” a multi-agency group of State agencies, to implement 
Executive Order S-3-05. 

In April 2015, Executive Order B-30-15 was signed, which established 
a new GHG emissions reduction target of 40% below 1990 levels by 
2030. This Executive Order also directed the California Air Resources 
Board (CARB) to update the Assembly Bill (AB) 32 Scoping Plan to 
reflect the 2030 target. 

To continue California’s impressive effort in reducing GHG emissions, 
a new mid-term target was signed in September 2016. Senate Bill (SB) 
32 established a new emissions reduction target that targets to lower 
GHG emission levels 40% below 1990 levels by 2030.  This new mid-
term target helped to put California on a trajectory towards meeting 
the goal of reducing statewide emissions to 80% below 1990 levels by 
2050.

11. U.S. Environmental Protection Agency website, http://epa.gov/climate change/endangerment.html, 
accessed on March 29, 2010.

Due to rising temperatures and changes in precipitation, chaparral and 
coastal sage scrub are expected to seek to move to higher elevations 
where temperatures are cooler, and precipitation is greater.  Associated 
animal species will adjust their ranges, though oftentimes not concur-
rently with the vegetation, potentially resulting in a new mix of species 
and ecosystems.  Projected increases in non-native grasses and fire 
frequency could also substantially reduce the range and extent of future 
shrublands.9 

The “adjustment in natural or human systems in response to actual 
or expected climatic stimuli or their effects, which moderates harm or 
exploits beneficial opportunities” is defined by the IPCC as adaptation.

1.4 REGULATORY FRAMEWORK 

In response to human-induced climate change mounts, agencies and 
organizations from the federal, state and local  levels have been work-
ing to develop and implement solutions to control GHG emissions and 
slow global warming.  The major efforts are described in this section 
and summarized in Table CAP-1.

1.4.1 FEDERAL LAWS AND REGULATIONS 

The United States has implemented federal regulations or policies re-
lated to GHG emissions.  In December 2009, Environmental Protec-
tion Agency (EPA) Administrator Lisa Jackson, signed findings that ele-
vated concentrations of the six key GHGs in the atmosphere endanger 
public health and welfare of current and future generations, and that 
the combined emissions of GHGs from new motor vehicles contribute 
to the GHG air pollution that endangers public health and welfare.10   

9. California Climate Change Center, 2009, Climate Change-Related Impacts in the San Diego Region by 
2050, page 6.
10. U.S. Environmental Protection Agency website, “EPA’s Endangerment Finding,” http://www.epa.gov/
climatechange/endangerment/downloads/Endanger mentFinding_LegalBasis.pdf, accessed on March 29, 
2010.
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Table CAP-1: Regulatory Framework

Date Legislation Description

Federal

2007 Federal Clean 
Air Act

In 2007, the U.S. Supreme Court ruled that CO2 
is an air pollutant as defined under the CAA, and 
the U.S. Environmental Protection Agency has 
the authority to regulate emissions of GHG.

2009 Federal Corpo-
rate Average 
Fuel Economy 
(CAFE)

The federal CAFE Standards determine the fuel 
efficiency of certain vehicle classes in the U.S.

State

1978 California Build-
ing Efficiency 
Standards Title 
24 Part 6 

Title 24, Part 6 of the California Code of Regula-
tions, Energy Efficiency Standards for Residential 
and Nonresidential Buildings, was established in 
1978 to address a legislative mandate to reduce 
the State’s energy consumption.  The standards 
are updated roughly every three years to incorpo-
rate new energy efficiency goals, methods, and 
technologies.  

2002 Assembly Bill 
1493

Assembly Bill (AB) 1493, Clean Car Regulations 
(commonly known as the “Pavley law”), directed 
the California Air Resources Board (CARB) to 
adopt regulations to decrease GHG emissions 
from new passenger vehicles and light duty 
trucks.  

In addition to legislation setting statewide GHG reduction targets, SB 
375 was signed in 2008 to augment AB 32 by promoting efficient re-
gional transportation and land use planning efforts. SB 375 establishes 
emissions reduction goals for which regions can plan; encourages met-
ropolitan planning organizations (MPOs) to integrate their housing, 
transportation, and regional land use plans with GHG reduction goals; 
and provides incentives for governments and developers to implement 
compact and efficient growth patterns.  The San Diego Association of 
Governments (SANDAG) adopted San Diego Forward: The Regional 
Plan that integrates the Regional Transportation Plan (RTP) and Sus-
tainable Communities Strategy (SCS)  in October 2015. 

To effectively address the challenges that a changing climate will bring, 
the State also prepared the 2009 California Climate Adaptation Strate-
gy, which highlights climate risks and outlines possible solutions that 
can be implemented throughout the State. This Strategy was updated 
in 2014 and is now known as Safeguarding California. In 2015, the State 
also developed the Safeguarding California Implementation Action 
Plans. Federal and State regulations relevant to this CAP are identified 
in the table below.
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Date Legislation Description

2006 Assembly Bill 32 California Global Warming Solutions Act of 2006. 
Requires Air Resources Board (ARB) to adopt a 
statewide greenhouse gas emissions limit equiv-
alent to the statewide greenhouse gas emissions 
levels in 1990 to be achieved by 2020. ARB shall 
adopt regulations to require the reporting and 
verification of statewide greenhouse gas emis-
sions and to monitor and enforce compliance 
with this program. AB 32 directs Climate Action 
Team established by the Governor to coordinate 
the efforts set forth under Executive Order S-3-
05 to continue its role in coordinating overall 
climate policy.

2007 Senate Bill 97 Directs Governor's Office of Planning and 
Research to develop CEQA guidelines "for the 
mitigation of greenhouse gas emissions or the 
effects of greenhouse gas emissions."

2008 Senate Bill 375 Requires Air Resources Board to develop regional 
GHG emission reduction targets for passenger 
vehicles. ARB is to establish targets for 2020 and 
2035 for each region covered by one of the State’s 
18 metropolitan planning organizations.

2011 Senate Bill X1-2 Directs California Public Utilities Commission's 
Renewable Energy Resources Program to in-
crease the amount of electricity generated from 
eligible renewable energy resources per year to 
an amount that equals at least 20% of the total 
electricity sold to retail customers in California 
per year by December 31, 2013, 25% by December 
31, 2016, and 33% by December 31, 2020. The 
new RPS goals applies to all electricity retailers 
in the state including publicly owned utilities 
(POUs), investor-owned utilities, electricity 
service providers, and community choice aggre-
gators. This new RPS preempts the California 
Air Resources Boards' 33 percent Renewable 
Electricity Standard.

Date Legislation Description

2011 AB 341 AB 341 sets forth the requirements of the state-
wide mandatory commercial recycling program. 
Municipal jurisdictions must implement a 
commercial solid waste recycling program that 
consists of education, outreach and monitoring 
of businesses, and report the progress achieved.

2012 Advanced Clean 
Cars Program

In January 2012, CARB approved the Advanced 
Clean Cars program, which combines the control 
of GHG emissions and criteria air pollutants, 
as well as requirements for greater numbers of 
zero-emission vehicles, into a single package of 
standards for vehicle model years 2017 through 
2025.

2014 AB 1826 AB 1826 requires all businesses to recycle their 
organic waste materials by April 1, 2016. This 
mandate helps California in achieving their 
overall waste diversion (75% by 2020) and green-
house gas emission reduction goals

2014 AB 1826 AB 1826 requires all businesses to recycle their 
organic waste materials by April 1, 2016. This 
mandate helps California in achieving their 
overall waste diversion (75% by 2020) and green-
house gas emission reduction goals

2015 Senate Bill 350 “Clean Energy and Pollution Reduction Act of 
2015 Establishes targets to increase retail sales of 
renewable electricity to 50 percent by 2030 and 
double the energy efficiency savings in electricity 
and natural gas end uses by 2030.”

2016 SB 1383 SB 1383 established statewide waste reduction 
targets to achieve a 50 percent reduction in the 
disposal of organic waste from 2014 levels by 
2020 and a 75 percent reduction by 2025. The law 
also requires 20 percent of edible food waste to 
be recovered for human consumption by 2025. 

2016 Assembly Bill 
197 

"Greenhouse gas regulations 
Prioritizes direct emission reductions from large 
stationary sources and mobile sources."
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Date Legislation Description

2017 SB 379 Beginning January 1, 2017, SB 379 requires Califor-
nia cities and counties, upon the next revision 
of their local hazard mitigation plan, to include 
climate adaptation and resiliency strategies in the 
safety elements of their general plans. 

2017 SB 379 Beginning January 1, 2017, SB 379 requires Califor-
nia cities and counties, upon the next revision 
of their local hazard mitigation plan, to include 
climate adaptation and resiliency strategies in 
the safety elements of their general plans. The 
bill requires the safety element update to include 
a set of goals, policies, and objectives for their 
communities based on a vulnerability assess-
ment, as well as implementation measures to 
increase community resilience to climate change. 
The safety element update can incorporate these 
components by reference from an adopted local 
hazard mitigation plan and/or climate adaptation 
plan.

2020 EO N-79-20 Executive Order N-79-20 sets goals for the State 
100 percent of in-state sales of new passenger 
cars and trucks will be zero-emission by 2035, 
100 percent of medium- and heavy-duty vehi-
cles in the State be zero-emission by 2045 for 
all operations where feasible and by 2035 for 
drayage trucks, and the State will transition to 
100 percent zero-emission off-road vehicles and 
equipment by 2035 where feasible.

Date Legislation Description

2022 Advanced Clean 
Cars II

The proposed regulation requires 100% of 
new cars and light trucks sold in California to 
zero-emission vehicles, defined as zero tailpipe 
emission vehicles and plug-in hybrid electric 
vehicles. The regulation will also amend the 
Low-emission Vehicle Regulations to include 
increasingly stringent standards for gasoline 
cars and heavier passenger trucks to continue to 
reduce smog-forming emissions.

2022 2022 Climate 
Change Scoping 
Plan

The proposed scoping plan lays out the most 
recently recommended suite of policies needed 
to help the State achieve its GHG reduction 
targets. The proposed scenario builds on existing 
programs for the deployment of clean fuels 
and technologies, and for the first time brings 
California’s forests, wetlands, and agricultural 
lands into the process with the potential to 
leverage sustainable management to use these 
landscapes for carbon storage. This update aims 
to more effectively integrate equity and environ-
mental justice throughout, and to ensure that 
vulnerable communities are not disproportion-
ately impacted by climate change. 
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1.4.3 REGIONAL POLICIES AND MEASURES 

SAN DIEGO ASSOCIATION OF GOVERNMENTS (SANDAG) RE-
GIONAL COMPREHENSIVE PLAN

The Regional Comprehensive Plan (RCP) serves as the long-term plan-
ning framework for the San Diego region. It provides a broad context in 
which local and regional decisions can be made that move the region 
toward a sustainable future – a future with more choices and opportu-
nities for all residents of the region.12 

SANDAG SAN DIEGO REGIONAL TRANSPORTATION PLAN AND 
SUSTAINABLE COMMUNITIES STRATEGY

In October 2015, SANDAG adopted the San Diego Forward: The Region-
al Plan (Regional Plan), a roadmap to grow and evolve, and prioritize 
35 years of regional projects. Over the next 35 years, through 2050, the 
Regional Plan projects that about $204 billion in local, state, and feder-
al tax dollars will be available to build a comprehensive, interconnected 
transportation system that provides more transportation choices. 

Along with the Regional Plan, the Board adopted the SCS pursuant to 
SB 375. The SCS charts a course toward lower greenhouse gas emis-
sions related to cars and light trucks and proposes other measures to 
make the San Diego region more environmentally sustainable.

SANDAG CLIMATE ACTION STRATEGY

The Climate Action Strategy (Strategy) is a guide for SANDAG on climate 
change policy. The Strategy identifies a range of potential policy measures 
– “tools in the toolbox” – for consideration as SANDAG updates long-term 
planning documents like the RTP and Regional Comprehensive Plan, and as 
local jurisdictions update their General Plans and other community plans.

12. https://www.sandag.org/index.asp?projectid=1&fuseaction=projects.detail

The Strategy helps SANDAG identify land use, transportation, and re-
lated policy measures and investments that could reduce greenhouse 
gases from passenger cars and light-duty trucks as part of the develop-
ment of a SCS for the 2050 Regional Transportation Plan in compliance 
with Senate Bill 375. Potential policy measures also are identified for 
buildings and energy use, protecting transportation and energy infra-
structure from climate impacts, and to help SANDAG and local juris-
dictions reduce greenhouse gases from their operations.13 

SANDAG REGIONAL ENERGY STRATEGY

The Regional Energy Strategy (RES) serves as the energy policy  blue-
print for our region through 2050. It established long term goals in 
eleven topic areas including energy efficiency, renewable energy, distrib-
uted generation, transportation fuels, land use and transportation plan-
ning, border energy issues, and the green economy. Using RES’ guiding 
principles and taking into consideration the myriad of policy measures 
recommended across the energy topics, six early actions were identified 
for SANDAG and local governments to focus on in the near term. These 
six early actions include building retrofit programs to improve energy 
efficiency, energy efficiency financing programs, utilizing government 
partnerships to improve energy efficiency in government facilities, sup-
porting land use and transportation activities that reduce energy use, 
supporting electric charging infrastructure, and supporting the use of 
reclaimed water. 

In 2014, a technical update of the RES was completed in order to inform 
development of San Diego Forward: The Regional Plan. This technical 
update demonstrates progress toward attaining the RES goals, updates 
existing conditions and future projections data, and recommends pri-
orities for moving forward.

13. https://www.sandag.org/index.asp?projectid=337&fuseaction=projects.detail
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The 2011 CAP identified five focus areas to target GHG emission reduc-
tions. These five focus areas include transportation, residential, commer-
cial/industrial, solid waste, and water and wastewater. Examples of GHG 
emission reduction actions executed from the 2011 CAP include a Property 
Assessed Clean Energy (PACE) financing program to encourage energy 
efficiency retrofits in existing buildings, an active weatherization improve-
ment program, bicycle parking in new projects, and a reduction of parking 
standards for mixed use projects. These measures, as well as others not 
listed here, have been or are in the process of being implemented.  

1.6 PUBLIC OUTREACH AND ENGAGEMENT

Community members play an important role in helping to reduce local 
GHG emissions. Therefore, it is crucial to conduct public outreach and 
engagement activities during the development of the CAP update. Public 
outreach assists the City in both providing timely information to as well as 
receiving input from local residents, stakeholders, and/or other interested 
parties.  Public engagement efforts for the CAP Update consisted of virtual 
public workshops and stakeholder interviews. Community members were 
able to participate in two virtual public workshops where information on 
the CAP Update was provided. These public workshops also provided com-
munity members the opportunity to prioritize and provide feedback or sug-
gestions on GHG reduction measures. Table CAP-2 provides an overview 
of the CAP Update public engagement and stakeholder outreach efforts. 

SANDAG REGIONAL ALTERNATIVE FUELS, VEHICLES, AND IN-
FRASTRUCTURE REPORT

Infrastructure needs were identified in a 2009 assessment of how to 
accelerate deployment of alternative fuel vehicles in and around San 
Diego entitled the Regional Alternative Fuels, Vehicles and Infrastruc-
ture Report. The report recommended public – private partnerships 
and collaborative approaches to infrastructure planning and increasing 
alternative fuels in fleets. Its findings were incorporated into the region-
al energy and climate strategies.14 

PORTSIDE COMMUNITY EMISSIONS REDUCTION PLAN 

The Portside Community Emissions Reduction Plan (Portside CERP) 
serves as a program to reduce pollution exposure in communities 
based on environmental, health, and socioeconomic information. The 
Portside CERP contains information and strategies intended to reduce 
both air pollution emissions and community exposure to air pollution.15 

1.5 EXISTING CLIMATE ACTION EFFORTS IN 
NATIONAL CITY 

National City actively demonstrates its support and commitment to 
reducing the City’s GHG emissions. The 2011 CAP identified business 
as  usual (BAU) GHG emissions for years 2005, 2020, and 2030. Based 
on this analysis, the City adopted measures that demonstrates their 
commitment to align and meet statewide targets. 

14. https://www.sandag.org/index.asp?projectid=339&fuseaction=projects.detail
15. https://www.sandiegocounty.gov/content/dam/sdc/apcd/PDF/AB_617/Portside%20
Environmental%20Justice%20DRAFT%20CERP%20Oct%202020.pdf

Table CAP-2: Public Outreach and Engagement Efforts
Date Time Description

November 17, 
2020

2:00pm - 3:00pm Zoom Stakeholder Meeting 

February 11, 2021 1:00pm - 2:30pm Zoom Internal Meeting

March 23, 2021 5:00pm - 7:00pm Zoom Webinar, Public Workshop

March 24, 2021 10:00am - 12:00pm Zoom Webinar, Public Workshop

October 19, 2022 2:00pm - 3:00pm Stakeholder Interview
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Many of the actions identified here to mitigate GHG emissions will also 
help National City’s government, businesses, and residents to adapt to 
a changing climate. For example, extreme and prolonged heat waves 
can put considerable strain on the reliability of energy delivery in peak 
periods, possibly leading to service disruption during times when cool-
ing is most needed. By increasing efficiency across the City, such ser-
vice disruptions are less likely, and the City will be able to better cope 
with those situations. 

1.7.3 AIR QUALITY BENEFITS

Many sources of GHG emissions are simultaneously responsible for 
a variety of other pollutants such as particulate matter (PM10 and 
PM2.5), ozone, and nitrogen oxides. While GHG emissions from sta-
tionary industrial sources and mobile transportation sources contrib-
ute to global climate concerns, emissions of harmful air pollutants con-
tribute to more localized impacts. Ozone and ozone precursors such 
as nitrogen oxide have been linked to respiratory illness. Exposure to 
particulate matter contributes to both respiratory and cardiovascular 
conditions. Many communities have been disproportionately impacted 
by long-term exposure to these sources of air pollution combined with 
economic or historic barriers to participation in clean air decisions and 
solutions. Many GHG reduction strategies are designed to limit the 
combustion of fossil fuels, which will in turn reduce air pollutant emis-
sions from these same processes.

1.7 BENEFITS OF IMPLEMENTING GHG EMIS-
SION REDUCTION MEASURES

While climate change is happening worldwide, reducing GHG emis-
sions on a local level can make an impactful difference. Addressing cli-
mate change requires a network of partnerships between local govern-
ments, agencies, businesses, and residences to work collectively and 
actively to achieve the goals set forth in this CAP. This section provides 
a discussion on the different benefits when communities work together 
to address climate change.

1.7.1 SAVING MONEY 

In addition to helping reduce the impacts of climate change, measures 
taken to reduce GHG emissions have other important benefits. The 
most obvious of these is the potential for significant cost savings. Many 
of the measures in this plan “pay for themselves” quickly by reducing 
direct costs, such as fuel or energy used, and also indirect costs such as 
maintenance. For instance, a “right-sized” vehicle fleet is less expensive 
to purchase and fuel, while also being less costly to maintain. Encour-
aging energy efficiency, public transit use, building improvements, and 
other measures will also result in lower energy and water bills for resi-
dents and employers as well.  

1.7.2 ENHANCING RESOURCE SECURITY AND RESILIENCY

A key strategic side benefit of climate change mitigation activities is 
enhanced energy security through reduction in total demand. This will 
put less strain on the energy system as a whole as we transition to clean 
renewable energy. 
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1.7.4 CREATING JOBS

Renewable energy is a growing sector. According to the 2019 Clean  Jobs 
America analysis of energy jobs data, nearly every U.S. state saw  an in-
crease in clean energy jobs in 2018, combining to add about  110,000 
net new jobs for a growth rate of 3.6%.16 Similarly,  new green sectors 
such as sustainable tourism, green construction,  and urban agricul-
ture can provide job opportunities that didn’t exist  in the past. These 
climate protection measures can spur business  and job growth during 
the design, manufacture, and installation of  energy efficient technolo-
gies and other green sectors.  

1.7.5 IMPROVING PUBLIC HEALTH

Climate change mitigation activities, particularly those related to  trans-
portation, help to clean the air by reducing vehicle emissions and  
therefore improve public health. Mitigation activities also can help  to 
engender a greater degree of transportation choice for National  City 
residents. More transit options combined with transit-oriented  devel-
opment practices make for a more vibrant, livable community  with 
shorter commute times and more opportunities for active  transport. 
This creates more connected and resilient neighborhoods.

16. Environmental Entreprenuers, https://e2.org/reports/clean-jobs-america-2019/

Page 898 of 1838



14 Page 899 of 1838



 15 CLIMATE ACTION PLAN

This chapter summarizes National City’s inventory of GHG emissions 
for the baseline year of 2018. It also includes a discussion on the meth-
odology, the forecast for GHG emissions under business as usual 
(BAU) conditions in 2030 and 2050, as well as guides the City forward 
by producing emission targets for 2030 and 2050. 

2.1 EMISSIONS INVENTORY

The main objective for establishing a GHG emissions inventory is to 
provide a baseline forecasting projection (i.e., BAU) that is used to pre-
dict future trends. By comparing statewide emissions reduction target 
to the baseline emissions inventory, the delta remaining can be found 
and quantified. This delta becomes the City’s goal for emissions reduc-
tion in order to reach statewide goals or targets. Quantifying this delta 
helps to inform the City in developing, evaluating, and implementing 
strategies and actions to meet the target.  

2.2 METHODOLOGY 

The first step is to understand the sources and amount of GHG emis-
sions generated from activities within the City (baseline). The base year 
used for this CAP is 2018. National City’s inventory was conducted us-
ing the US Community Protocol for Accounting and Reporting of GHG 
Emissions, which allows local governments to systematically estimate 
and track GHGs from energy and waste related activities at the commu-
nity-wide scale. The 2018 base year is generally representative of 2021 
conditions.  Though vehicle miles traveled (VMT) may have increased 
slightly between 2018 and 2021, the GHG emissions associated with 
VMT have improved between 2018 and 2021 due to improvements in 
vehicle efficiency and emission standards, thus 2018 conditions are 
generally equivalent to 2021 conditions. The methodology for obtaining 
the 2018 GHG emissions inventory is described in further detail below. 

2. EMISSIONS INVENTORY AND FORECAST
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ny (SDG&E). Transportation data was based on the SANDAG regional 
transportation model. Solid waste data was provided by EDCO, and 
wastewater data was provided by Metro Wastewater JPA. Water data 
was provided by the local water service provider, Sweetwater Authority.  

Calculating National City’s community-wide energy emissions includes 
the consumption of electricity even though it is produced elsewhere.  
The decision to calculate emissions in this manner reflects the general 
philosophy that a community should take full ownership of the impacts 
associated with its energy consumption, regardless of whether the gen-
eration occurs within the geographical limits of the community.

2.3 NATIONAL CITY’S COMMUNITY-WIDE 
GHG EMISSIONS

National City’s community-wide GHG emissions inventory includes 
emissions from activities taking place within the City limits. However, 
for the purpose of this document, the inventory excludes the jurisdic-
tional boundaries of the Navy and Port of San Diego. GHG emission 
sectors in this inventory include residential, commercial/industrial, 
transportation, solid waste, and water/wastewater.

National City’s 2018 community GHG emissions totaled in 518,263 
metric tons of carbon dioxide equivalent (MTCO2e) or 8.51 MTCO2e 
per capita. The sector with the greatest contribution to global climate 
change was transportation accounting for 53.7% of the City’s total GHG 
emissions or 304,070 MTCO2e. Commercial energy source emissions 
contributed to 29% of the City’s overall emissions, or 153,235 MTCO2e. 
In comparison, National City’s 2005 community-wide GHG emissions 
totaled in 550,714 MTCO2e or 9.9 MTCO2e per capita. Transportation 
accounted for 359,029 MTCO2e (65%) and commercial emissions ac-
counted for 139,029 (25.2%). Figure 3 and Table 3 identifies GHG emis-
sions in 2018 for each sector. 

2.2.1 EMISSIONS ANALYSIS SOFTWARE

To facilitate local government efforts to identify and reduce GHG emis-
sions, ICLEI developed the ClearPath tool, which is an online - cloud-
based tool that estimates emissions derived from energy consumption 
and waste generation within a community.  The ClearPath tool uses 
national EPA emission factors for stationary fuels and allows a user to 
enter their own utility specific emission factors for electricity use. Emis-
sions are aggregated and reported in terms of CO2 equivalent units, or 
CO2e.  Converting all emissions to CO2e units allows for the consider-
ation of different GHGs in comparable terms.  For example, methane 
is 85 times more powerful than CO2 in its capacity to trap heat, so the 
model converts one ton of methane emissions to 85 tons of CO2e.

The emissions coefficients and methodology employed by the Clear-
Path tool are consistent with national and international inventory stan-
dards established by the Intergovernmental Panel on Climate Change 
(IPCC), the U.S. Voluntary Greenhouse Gas Reporting Guidelines, and, 
for emissions generated from solid waste, the U.S. EPA’s Waste Reduc-
tion Model (WARM).

The ClearPath tool has been and continues to be used by over 250 
U.S. local governments to estimate GHG emissions. The ClearPath tool 
is the upgraded version of the CACP software many California local 
governments used to conducted inventories prior to 2015. However, 
although the software provides National City with a sophisticated and 
useful tool, calculating emissions from energy use with precision de-
pends on the data received. 

2.2.2 INVENTORY DATA SOURCES AND CREATION PROCESS

An inventory of GHG emissions requires the collection of information 
from a variety of sectors and sources.  For community electricity and 
natural gas data, ICLEI consulted San Diego Gas & Electric Compa-
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2.3.1 TRANSPORTATION

Transportation emissions were calculated for both on- and off-road ve-
hicles and equipment in National City. On-road transportation emis-
sions were derived from local jurisdiction VMT data and regional vehi-
cle and travel characteristics. Off-road transportation emissions were 
obtained from the CARB model using data for San Diego County. 

2.3.2 COMMERCIAL/INDUSTRIAL

Commercial and industrial emissions include electricity and natural gas. 
Commercial energy consumption for 2018 resulted in a total of 153,738 
MTCO2e, or approximately 29.1% of total community-wide emissions. 
Natural gas is typically used in the commercial/industrial sector to 
head buildings, fire broilers, and generate electricity, while electricity 
is used for lighting, heating, and to power appliances and equipment.

2.3.3 RESIDENTIAL 

Community-wide residential emissions include electricity and natu-
ral gas. Residential energy consumption for 2018 resulted in a total 
of 49,872 MTCO2e, or approximately 9.4% of total community-wide 
emissions.

2.3.4 SOLID WASTE

Emissions from the solid waste sector are an estimate of methane 
generation from the decomposition of municipal solid waste and al-
ternative daily cover sent to the landfill in the base year (2018).  These 
emissions are not generated in the base year but will result from the 
decomposition of 2018 waste over the full 100+ year cycle of its de-
composition.  About 75% of landfill methane emissions are captured 
through landfill gas collection systems; however, the remaining 25% 
escape into the atmosphere.17

17. U.S. EPA AP 42.

In 2018, the solid waste sector constituted 2% of the total GHG emis-
sions for the National City community, producing an estimated 10,492 
MTCO2e emissions.

2.3.5 WATER & WASTEWATER

Emissions from the water sector are based on the amount of energy 
used to pump and convey water to National City in 2018.

Emissions from the wastewater sector are an estimate of methane and 
nitrous oxide generated in the process of wastewater treatment.  These 
emissions occur at treatment facilities outside the jurisdictional bound-
aries and “downstream” from the National City community where the 
wastewater is generated.  In the San Diego region, about 71% of waste-
water treatment me-thane emissions are captured through biogas col-
lection systems; however, the remaining 29% escape into the atmo-
sphere.18 

The water and wastewater sector contributed 1,091 MTCO2e emis-
sions, constituting 0.2% of the total community GHG emissions for 
National City in 2018.

18. University of San Diego Energy Policy Initiatives Center, 2008, San Diego County Greenhouse Gas 
Inventory.
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Table CAP-3: Community-Wide Emissions Inventory (2018)
Sector Metric Tons of CO2e Percentage of Total (%)

Transportation 304,070 59

Commercial/ 
Industrial

153,738 30

Residential 48,872 9

Solid Waste 104,92 2

Water & Waste-
water

1,091 0.2

Total 518,263 100.0%

Figure CAP-3: Community-Wide Emissions Inventory (2018)

Residential: 9%

Commercial & Industrial: 30%

Transportation: 59%

Water & Wastewater: 2% Waste: 0.21%
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2.4.2 LEGISLATIVE REDUCTION MEASURES 

In addition to the BAU scenario, a scenario was developed to include 
the effects of a variety of legislative actions targeted to reduce GHG 
emissions.  These legislative reduction measures include:  

 » Renewables Portfolio Standard
 » Title 24 Energy Efficiency Standards and State Green Building           

Standards Code
 » Clean Car Regulations (Assembly Bill 1493, 2002)
 » Low Carbon Fuel Standard 
 » Executive Order N-79-29
 » Advanced Clean Cars II Rule

A detailed description of these legislative measures is included in Chap-
ter 1 and an analysis on how they were included in the City’s BAU and 
mitigated GHG emissions forecasts can be found in Appendix A, Meth-
odology. Table CAP-4 illustrates the forecasted GHG emissions for the 
years 2030 and 2050. 

As shown in the Table CAP-4, implementation of State and federal leg-
islative measures will help contribute to the City’s reduction of  GHG 
emissions. By year 2030, emissions are projected to decrease by ap-
proximately 10%; by 2050, emissions are projected to decrease by ap-
proximately 1% compared to 2018 levels. 

2.4 NATIONAL CITY’S EMISSIONS FORECASTS

This section discusses the forecasts for GHG emissions in National 
City in both 2030 and 2050.  The 2030 and 2050 BAU forecasts are pro-
vided in order to maintain consistency with the CARB Climate Change 
Scoping Plan (2017).  BAU emission projections provide an estimate 
for future levels assuming the only reductions are from State measures 
that are currently in place. Through GHG projections, National City 
and the community can better understand the scale of local reductions 
needed to achieve statewide GHG reduction targets, in addition to leg-
islative actions. These emission forecasts include the addition of 49.5 
acres of land due to a 2021 annexation.

2.4.1 GROWTH RATES

GHG emission projections were based on population growth estimates 
from the SANDAG Series 13 Regional Growth Forecast. The Forecast 
Module in the ClearPath tool includes a Compound Growth Rate Cal-
culator to calculate the population growth rate for the years 2030 and 
2050. This calculation was completed to get the growth rate of 1.1% 
from 2018 to 2030 and 1% from 2018 to 2050. Once these population 
growth rates were calculated, the growth rate was then entered into the 
Forecast Growth Rate Factor Set to be applied to the emissions from 
each fuel in each inventory sector.  To calculate per capita emissions, 
the total forecasted emissions from the ClearPath tool was divided by 
the 2018 population and projected population for both 2030 and 2050. 
Further details on population growth used for emissions projections 
can be found in Appendix A, Methodology. 
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Table CAP-4: BAU and Legislative Reduction Measures Forecasts (MTCO2e)

Sector 2018 BAU
2030 2050

BAU Forecast BAU Forecast

Transportation 304,070 265,445 282,384

Commercial/ Industrial 153,738 141,968 163,056

Residential 48,872 43,761 49,972

Solid Waste 104,92 11,952 14,441

Water & Wastewater 1,091 1,244 1,487

Total 518,263 464,356 511,340

Change from 2018 (%) - -10% -1%

2.5 EMISSION REDUCTION TARGETS

This section presents the GHG emissions reduction target for National City for the years 2030 and 2050.  Many factors were considered when se-
lecting National City’s reduction targets, including international, state, and regional goals for emissions reductions.  Ultimately, the City strived to 
choose a target that aligns with State targets.

State and local factors considered in selecting the target reduction percentage included estimation of the effects of implemented and planned pro-
grams and policies, an approximate assessment of future opportunities to reduce emissions, statewide targets established in the Global Warming 
Solutions Act of 2006 (AB 32), Senate Bill (SB) 32, and Executive Orders S-3-05 and B-30-15. Statewide reduction policies set the following short- and 
long-term goals for reducing state-wide GHG emissions:

 » 1990 levels by 2020;
 » 40% below 1990 levels by 2030; and
 » 80% below 1990 levels by 2050.

National City has adopted a reduction target of 40% below 2018 baseline emission levels by the year 2030, and 80% below 2018 baseline emission 
levels by the year 2050 (see Figure CAP-4 for more detail). 
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Figure CAP-4: National City BAU and Legislative BAU Forecasts
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3. EMISSION REDUCTION STRATEGIES, GOALS, AND ACTIONS

This chapter presents the GHG emission reduction measures that the 
City of National City will implement in order to achieve the emission 
reduction target for the year 2030 and additional reductions by the year 
2050.

The City is challenged with reducing greater amounts of GHG emis-
sions with limited resources. Therefore, the City has identified mea-
sures based on careful consideration of emission reductions needed to 
achieve the target, existing priorities and resources, and the potential 
costs of various emission reduction projects. 

Community-wide measures are divided into the following focus areas: 
transportation, residential and commercial/industrial energy, renew-
able energy, solid waste, and water/wastewater.  In each focus area, a 
series of objectives with supporting strategies and actions are explored. 
An “Objective” is a goal, end result, or target and a “Strategy” is an 
implementing action of the objective. Each strategy then defines the 
“Lead Actor”, an agency, department, or individual responsible for im-
plementing the strategy as well as a “Metric” used for measuring the 
strategy’s success.  

3.1 COMMUNITY-WIDE GHG EMISSION RE-
DUCTIONS

This CAP Update accounts for existing plans, programs, and activities 
that National City already incorporates to reduce emissions. The 2011 
CAP included 55 emission reducing strategies which have been revised, 
removed or expanded upon in this CAP Update. 

The residential, commercial/industrial, transportation and land  use, 
solid waste, and water and wastewater sectors discussed  below include 
measures that will reduce GHG emissions.  In total,  implementation 
of the CAP measures will reduce GHG emissions  by 185,171 metric 
tons of CO2e (MTCO2e) from the 2030 BAU forecast.  This reduction 
combined with reductions from legislative actions meets the target of 
310,958 MTCO2e.  By 2050, implementation of the CAP measures will  
reduce GHG emissions by 138,532 MTCO2e from the 2050 BAU fore-
cast, which meets the 2050 target of 103,653 MTCO2e when combined 
with legislative actions.  A summary of the reductions by sector is pro-
vided in Table CAP-5  below. 

ADMINISTRATIVE DRAFT - NOVEMBER 2022 Page 908 of 1838



24 ADMINISTRATIVE DRAFT - NOVEMBER 2022

Table CAP-5: Community-Wide GHG Emission Reductions

Strategy 2018 2030 2050

Transportation 304,070 188,409 11,242

Commercial/ Industrial 153,738 74,377 56,594

Residential 48,872 22,788 17,344

Solid Waste 10,492 11,907 14,367

Water & Wastewater 1,091 1,231 1,487

Emissions avoided from CAP measures -185,171 -138,516

Emissions avoided from Federal and 
State Regulations

-123,888 -494,705

Total Reductions -309,059 -633,221

% Below 2018 Baseline Emissions -42% -81%

Symbol GHG Reduction Range Description

Small Impact Range Emissions reductions for a 
short duration

Medium Impact Range Varying emissions reduc-
tions over longer durations

Large Impact Range High emissions reduction 
over life of CAP

Symbol Co-Benefit

High potential to support jobs and prosperity

High potential to advance equity

High potential to improve local environmental quality

High potential to improve health

3.2 EMISSION REDUCTION FRAMEWORK

Calculating expected emissions reductions for each objective requires 
making assumptions about degree of implementation, technology, and 
individual behavioral changes several years into the future. The uncer-
tainty associated with these assumptions makes it difficult to assign 
exact reduction totals to each objective or strategy. To address this un-
certainty and provide a simple but useful reference for reduction po-
tential, a series of symbols and percentage ranges has been devised to 
represent the emission reductions associated with each objective and 
its strategies:

Strategies that fall into the large impact range have high potential for 
emissions reductions over the life of the CAP, and strategies catego-
rized as the low impact range are expected to have a lower reduction in 
emissions or would occur for a shorter amount of time. Strategies in 
the medium impact range are expected to have long-lasting impacts at 
a variety of reduction levels.

In addition to measuring the GHG reduction potential, each strategy is 
also evaluated for other benefits, or “co-benefits”, such as public health, 
equity and justice, jobs and prosperity, or environmental conversation. 
The symbols in the Table below will indicate which co-benefits a mea-
sure will generate.

Table CAP-6: GHG Reduction Range

Table CAP-7: GHG Reduction Co-Benefit
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3.3 EFFICIENT TRANSPORTATION & LAND USE

The following measures are intended to reduce vehicle miles traveled, reduce GHG emissions and improve air quality through a variety of strategies, 
including efficient land use patterns; provisions to increase transit ridership, walking, and bicycling; urban forests/street trees; and use of alternative 
fuels. 

Besides emitting GHGs, transportation fossil fuels also produce a host of criteria air pollutants when combusted, reducing local air quality and 
affecting our health. Transportation accounts for 59% of National City’s total GHG emissions. With the transportation and land use measure listed 

below, emissions will be reduced by over 115,000 MTC02e by 2030 and 292,000 MTCO2e by 2050, when combined with legislative reductions.  

Table CAP-8: Transportation and Land Use Objectives

Objective Supporting Strategies Supports Adaptation Co-Benefits Reduction Potential

TLU-1. Reduce Vehicle Miles Traveled TLU-1.1, TLU-1.2, TLU-1.3, TLU-1.4, 
TLU1.5, TLU-1.6, TLU-1.7, TLU-1.8

Y

TLU-2. Encourage Clean Transportation TLU-2.1, TLU-2.2, TLU-2.3, TLU-2.4, 
TLU-2.5

Y

TLU-3. Promote the Completion of Trans-
portation Studies

TLU-3.1, TLU-3.2 Y

TLU-4. Encourage parking restrictions and 
prioritizations

TLU-4.1, TLU-4.2 Y

TLU-5. Promote Vehicle and driver efficiency TLU-5.1, TLU-5.2 Y
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Table CAP-9: Transportation and Land Use Strategies

TLU-1.  Reduce Vehicle Miles Traveled 

Encourage the expansion and improvement of alternative transit networks to reduce vehicle miles traveled.

Strategy 
Number Strategy Benefits Lead Actor Metric

TLU-1.1 Encourage high density and mixed-use development in Transit Priority Areas. VMT Reduced

TLU-1.2 Reduce parking requirements in Transit Priority Areas to discourage the use of sin-
gle-occupancy vehicles. 

VMT Reduced

TLU-1.3 Develop and periodically update a Transportation Demand Management Plan for 
different sectors of the City.

VMT Reduced

TLU-1.4 Support the San Diego Metropolitan Transit Service (MTS) in expanding or mak-
ing performance improvements (i.e. decrease headway times, increase number of 
stops) to existing transit service in National City.  

VMT Reduced

TLU -1.5 Continue to implement bicycle corridor improvements and supportive infrastruc-
ture. 

VMT Reduced

TLU -1.6 Improve access to bike share and electric scooters.  VMT Reduced

TLU -1.7 Implement pedestrian infrastructure and prioritize improvements in Transit Priority 
Areas to increase commuter walking opportunities.

VMT Reduced

TLU -1.8 Identify gaps in the City’s existing pedestrian network and address pedestrian im-
provement opportunities. 

VMT Reduced

TLU -1.9 Incorporate the “Complete Streets” principal to capital projects and plans. VMT Reduced

TLU -1.10 Implement strategies that prioritize parking for high occupancy vehicles (HOVs) – 
carpools, vanpools and transit vehicles.

VMT Reduced

TLU-1.11 Continue to encourage employers to institute programs that provide financial incen-
tives (i.e. Parking Cash Out, Travel Allowances, Transit and Rideshare benefits, and 
Reduced Employee Parking Subsidies) for commuters to reduce their vehicle trips 
and use alternative  transportation modes like walking, bicycling, public transit and 
carpooling, often as an alternative to subsidized employee parking.  

VMT Reduced

TLU-1.12 Encourage employers to institute telework programs and alternative work schedules 
to reduce commuting during peak hours.  

VMT Reduced
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 Table CAP-9: Transportation and Land Use Strategies Continuation

TLU-2.  Encourage Clean and Efficient Transportation 

Encourage the adoption of clean transportation (i.e. electrical vehicles), infrastructure, and 
efficient transportation practices.

Strategy 
Number Strategy Benefits Lead Actor Metric

TLU -2.1 Encourage all new residential, governmental, and commercial 
buildings to be electric vehicle ready (i.e. charging stations, pre-
ferred parking, etc.).

Development Services 
Department and Pri-
vate Developers

Electric vehicle registration

TLU-2.2 Support the installation of electric vehicle charging stations in 
existing residential and commercial developments.

Electric vehicle registration

TLU-2.3 Continue to implement and improve streamlined permitting re-
quirements, standardized design guidelines and siting criteria for 
all types of electric charging stations.

Electric vehicle registration

TLU-2.4 Implement perferred parking for electric vehicles. Development Services 
Department

Electric vehicle registration

TLU-2.5 Educate the community on fuel-efficiency or “eco-driving” practic-
es.

TLU-2.6 Encourage the reduction of idling times for commercial vehicles 
and construction equipment.

TLU-2.7 Encourage the conversion of public transportation fleets and main-
tenance vehicles from gas to electric. 

Development Services 
Department

Electric vehicle registration

TLU-2.8 Continue to implement traffic-calming projects (e.i., replace 
stop-controlled intersections with roundabouts) to facilitate effi-
cient traffic conditions. 

TLU-2.9 Continue to coordinate traffic signals to facilitate efficient traffic 
conditions. 
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3.4 RESIDENTIAL AND COMMERCIAL/INDUSTRIAL BUILDING EFFICIENCY

Energy consumed in residential buildings accounts for 9% of National City’s total GHG emissions while commercial/industrial buildings account 
for 30%. Improving the efficiency of  residential, commercial, and industrial building stock will contribute significantly to achieving National City’s 
GHG reduction target. This section focuses on opportunities to retrofit existing buildings, increase the quality of new construction, and to ensure 
that future activities in these sectors are compatible with our community’s climate protection goals.

Table CAP-10: Residential and Commercial/Industrial Building Efficiency Objectives

Objective Supporting Strategies Supports Adaptation Co-Benefits Reduction Potential

RCB-1. Existing Buildings RCB-1.1, RCB-1.2, RCB-1.3, RCB-1.4, 
RCB-1.5, RCB-1.6

Y

RCB-2. New Buildings RCB-2.1, RCB-2.2 Y

Table CAP-11: Residential and Commercial Building Efficiency Strategies

RCB-1. Existing Development

Retrofit existing buildings to achieve a 70% reduction in energy use by 2038.

Strategy 
Number Strategy Benefits Lead Actor Metric

RCB-1.1 Educate and encourage building owners to use the Free Resources 
and Energy Business Evaluation (FREBE) program to help improve 
energy and water efficiency. 

Electricity, natural gas, and water 
usage records

RCB-1.2 Utilize the building inspection and business license renewal 
process to distribute educational information on energy-efficiency 
upgrades.

Electricity and natural gas usage 
records

RCB-1.3 Continue to provide an energy financing program to encourage 
energy efficient retrofits in existing buildings.

Electricity and natural gas usage 
records

RCB-1.4 Educate the community of energy efficiencies and improvements 
including:  

 » Energy audits that inform building owners and residents of 
their energy usage and methods of reducing energy usage; 

 » Peak demand and the associated environmental and monetary 
costs as a result; and 

 » Benefits of using solar water heating.

Electricity and natural gas usage 
records
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RCB-1.5 Increase the number of homes weatherized per year by 
providing low- or no-cost weatherization improvements for 
low-income households.

Electricity and natural gas usage 
records

RCB-1.6 Develop and implement performance standards for exterior 
lighting of commercial and industrial buildings and parking 
lots, which include minimum and maximum lighting levels 
while providing a safe environment.

Electricity and natural gas usage 
records

RCB-2. New Development

Encourage new development is built to maximum energy efficiency.

Strategy 
Number Strategy Benefits Lead Actor Metric

RCB-2.1 Encourage private development projects to exceed the energy effi-
ciency requirements of CalGreen by providing technical assistance, 
financial assistance and other incentives.   

Electricity and natural gas usage 
records

RCB-2.2 Encourage LEED certification for all new commercial and industrial 
buildings.

Electricity and natural gas usage 
records

3.5 RENEWABLE ENERGY PRODUCTION

Broadly speaking, the use of fossil fuels for energy (including electricity, heating, transportation, and other uses) is the single largest contributor to 
GHG emissions and climate change. Fossil fuels still supply a considerable share of energy for electricity, heating, transportation, and other ener-
gy-producing uses. Energy production is a cross-cutting focus area in that nearly all activities that take place in the community require energy of some 
sort. Fossil fuel combustion contributes to GHG emissions in all sectors. While SDG&E is working hard to increase the percentage of electricity gen-
erated through renewable sources, opportunities also exist for citizens and National City local government to produce small-scale renewable energy 
or fuels, offsetting the need for fossil fuels. This focus area is limited to energy production exclusively – objectives and strategies that focus on end 
use energy efficiency are included in other focus areas. The programs and projects within this focus area are designed to spur local government and 
community investment in renewable energy sources including those that produce electricity, heat, and mobile fuels.

 Table CAP-11:  Residential and Commercial Building Efficiency Strategies Continuation
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Table CAP-12: Renewable Energy Production Objectives

Objective Supporting Strategies Supports Adaptation Co-Benefits Reduction Potential

RE-1. Establish or join a Community Choice 
Energy Program

RE-1.1, RE-1.2, RE-1.3, RE-1.4, RE-1.5, 
RE-1.6, RE-1.7

Y

Table CAP-13: Renewable Energy Production Strategies

RE-1. Establish or Join a Community Choice Energy Program

Launch or join a CCE Program with renewable electricity sources.

Strategy 
Number Strategy Benefits Lead Actor Metric

RE-1.1 Launch or join a CCE Program with renewable electricity sources 
as a percentage of overall energy supplies equal to or greater than 
the current percentage of renewable electricity provided by SDG&E 
and 80% customer participation. 

CCE participation

RE-1.2 Encourage restricting new natural gas lines in buildings. Electricity and natural gas usage 
records

RE-1.3 Support building electrification codes. Electricity and natural gas usage 
records

RE-1.4 Implement solar panels in existing city-owned facilities (schools, 
libraries, etc.).

Electricity usage records

RE-1.5 Pursue economic incentives and creative financing for renewable 
energy projects.

Electricity usage records

RE-1.6 Reduce costs to permit alternative energy generation projects. Electricity usage records

RE-1.7 Encourage removing barriers for renewable energy production, 
including:

 » Building and development codes, design guidelines, and zoning 
ordinances

 » Work with related agencies, such as fire, water, health and others 
that may have policies or requirements that adversely impact 
the development or use of renewable energy technologies

Electricity usage records
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3.6 SOLID WASTE EFFICIENCY

Emissions from solid waste material directly contribute 0.21% of National City’s total GHG emissions. Additionally, embodied energy within the items that we 
throw away might be harnessed through reuse and recycling of materials. It is in National City’s long-term interest to expand recycling facilities and enable re-use 
of construction materials and other goods. This section focuses on opportunities to reduce waste, reuse materials, and recycle what cannot be reused.

Table CAP-14: Solid Waste Efficiency Objectives

Objective Supporting Strategies Supports Adaptation Co-Benefits Reduction Potential

SW-1. Divert Solid Waste from Landfills SW-1.1, SW-1.2, SW-1.3, SW-1.4, SW-1.5, 
SW-1.6, SW-1.7, SW-1.8

Y

Table CAP-15: Solid Waste Efficiency Strategies

SW-1. Divert Solid Waste from Landfills

Implement zero waste initiatives to reduce waste disposal from residents and businesses.

Strategy 
Number Strategy Benefits Lead Actor Metric

SW-1.1 Retain green waste recycling programs. Solid waste volume records

SW-1.2 Educate owners and residents of multi-family housing about recy-
cling requirements and opportunities.

Solid waste volume records

SW-1.3 Establish and retain an active composting plan and curbside com-
posting project through the EDCO waste collection service.

Solid waste volume records

SW-1.4 Continue working with EDCO to encourage waste audits and waste 
reduction plans for existing and new commercial developments.  

Solid waste volume records

SW-1.5 Encourage zero food waste in schools. Solid waste volume records

SW-1.6 Encourage recycling food waste from the community kitchen to be 
used as compost in community gardens.

Solid waste volume records

SW-1.7 Implement and retain bio-solid waste programs. Solid waste volume records

SW-1.8 Establish community-wide quarterly e-waste and recyclable events. Solid waste volume records
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3.7 WATER AND WASTEWATER MANAGEMENT

Energy is used to pump, transport, and treat water and wastewater  which results in GHG emissions. Emissions from water and wastewater accounts 
for approximately 0.21% of National City’s total emission inventory. 

This focus area does not include the methane collection system; please refer to Energy Production focus area for this project. 

Table CAP-16: Water & Wastewater Management Objectives

Objective Supporting Strategies Supports Adaptation Co-Benefits Reduction Potential

WW-1. Reduce community-wide potable 
water consumption

WCR-1.1, WCR-1.2, WCR-1.3, WCR-1.4, 
WCR-1.5

Y

Table CAP-17: Water & Wastewater Management Strategies

WW-1. Reduce community-wide potable water consumption

Implement strategies for reducing potable water consumption in National City

Strategy 
Number Strategy Benefits Lead Actor Metric

WW-1.1 Promote and educate the community on water efficient landscap-
ing and weather based irrigation devices.

Water usage records

WW-1.2 Utilize the business license renewal process to provide education-
al information on ways to reduce water use and improve water 
efficiency. 

Water usage records

WW-1.3 Identify and support programs that re-use gray water. Water usage records

WW-1.4 Implement stormwater capture systems (i.e., sidewalk gardens or 
green spaces) to reduce reliance on imported water.

Water usage records

WW-1.5 Continue to provide a water financing program to encourage water 
efficient retrofits in existing buildings and prioritize low-income 
households.

Water usage records
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3.8 MITIGATED EMISSIONS FORECAST

This CAP Update accounts for existing plans, programs, and activities  
that National City already incorporates to reduce emissions. The  2011 
CAP included 55 emission reducing strategies which have been  revised, 
removed or expanded upon in this CAP Update.  Table 12 summariz-
es the emissions reductions achieved by implementation of all local 
reduction measures. As shown, the identified measures would reduce 
emissions to levels that meet the CAP goals of 60% of 2018 inventory 
by 2030 and 20% of the 2018 inventory by 2050. The majority of the 
GHG reduction strategies would be implemented in the near-term and 
are assumed to continue to the year 2050. Certain reduction measures 
would continue to achieve further reductions throughout the forecast 
horizon while others exceed their useful life. For example, while elec-
trification of new construction would be anticipated to last indefinite-
ly; but reductions from electrification of major renovations would not 
continue after the existing building supply has completely turned over. 
The effectiveness of some strategies are reduced in the future due to 
the planned implementation of legislative actions. For example, legisla-
tive actions that reduce vehicle emissions are so effective in 2050 that 
strategies that reduce vehicle miles traveled do not achieve as much 
emissions reduction as the same actions would in 2030.

As shown in Figures CAP-5 and CAP-6, below, the City will meet their 
communitywide reduction goals for 2030 and 2050. Figure CAP-5 pres-
ents the emissions by sector and clearly demonstrates the dramatic 
reductions in the transportation sector due to legislative actions. 
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4.1 IMPLEMENTATION

While some of the actions within the National City CAP are well under-
way, over the coming months, National City will  engage with communi-
ty members, businesses, institutions, and  other stakeholders through 
a Climate Action Planning Task Force to  prepare a more detailed im-
plementation plan for strategies outlined within this CAP and for any 
prerequisite actions needed to begin  Plan implementation. 

These prerequisite actions include: 

 » Creating citizen advisory groups for programs that require  consid-
erable community engagement. 

 » Gathering bids for contracted services and equipment. 
 » Making necessary changes to local policies, ordinances, or existing 

programs, including staffing. 

Climate change is one of the most critical challenges facing  society 
today. Overcoming climate change will require substantial  efforts from 
government, organizations, and individuals.  Meeting  National City’s 
reduction target will require both persistence and  adaptability.  The City 
needs to prioritize actions; mobilize residents,  business owners and 
staff; and work with neighboring jurisdictions  and regional agencies to 
create workable solutions.  The previous  chapters present and analyze 
reduction measures intended to reduce  GHG emissions in National 
City. As described  in Chapter 3, implementation of the CAP measures 
will exceed  the reduction targets for both the community and gov-
ernment  operations emissions.  These measures represent the hard 
work and  initiative of the City of National City to go above and beyond 
normal  practice by proactively addressing our relationship to global 
climate  change.  This chapter outlines the next steps for implemen-
tation  and monitoring that will be taken to ensure the GHG emission 
reduction measures in National City  are realized .

4. NEXT STEPS
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of individual reduction measures. Early identification of effective strat-
egies and potential issues will enable the City to make informed deci-
sions on future priorities, funding, and scheduling.

4.4 FUNDING

One of the main barriers to seeing through an implementation plan  
is lack of available funds.  There are multiple grant and loan programs  
through State, federal, and regional sources to combat climate  change.  
With the establishment of this plan for action, National City  is in a 
position to apply for funding to implement the supporting  measures 
in a timely fashion.  Funding sources may include the San  Diego As-
sociation of Governments, as a well as State and federal  agencies with 
similar programs. 

4.2 MONITORING

Establishing a monitoring process enables National City to track  the 
impacts of the actions included in the plan and compare  estimated 
impacts to what is actually achieved in terms of energy  savings, re-
newable energy production, and GHG emissions  reduction. Assessing 
the implementation status of the actions will allow determination of 
whether the action is performing well and to identify corrective mea-
sures. This process is also an opportunity to  understand barriers to 
implementation and identify best practices or  new opportunities in 
moving forward. 

Action reports occur every two years and will only include status  up-
dates on the overall strategy, the mitigation action plan, and the  adap-
tation action plan. The full monitoring report will occur every  four years 
and in addition to the components in the action report,  will include 
an updated community and municipal GHG inventory.  This will help 
National City track its GHG emissions reduction  progress. With the 
approval of this CAP in 2023, the  first monitoring action report will be 
due in 2025 and the first full  monitoring report with the updated GHG 
inventories will be due in  2027. Ideally, the most recent GHG invento-
ries should be no more  than four years old. 

4.3 PLAN ADAPTATION, RE-INVENTORY

As part of the update process mentioned above, the City will compre-
hensively update its 2018 GHG inventory to evaluate progress toward 
meeting its GHG reduction goals. This includes data collection in each 
of the primary inventory sectors (electricity demand, natural gas use, 
regional vehicle miles traveled, solid waste disposal, water and waste-
water, and municipal facilities), and comparing the inventory to the 
City’s baseline GHG emissions. Information will be consolidated in a 
database or spreadsheet that can be used to evaluate the effectiveness 

Page 923 of 1838



Attachment 1. CAP Emissions Methodology

Page 924 of 1838



National City Climate Action Plan:
Emissions Modeling Methodology
This emissions modeling methodology describes the processes used to develop the baseline greenhouse
gas (GHG) emissions inventory, the business as usual (BAU) forecasts, the legislative BAU forecasts, and
the mitigated forecasts that include reductions achieved by the strategies outlined in the Climate
Action Plan (CAP).

Emissions were estimated for each inventory sector: Transportation & Mobile Sources, Residential
energy, Commercial energy, Industrial energy, Solid Waste, and Water & Wastewater. These baseline
estimates were all conducted using ICLEI USA’s ClearPath tool, unless otherwise specified, which allows
for future forecasts based on assumptions applied to baseline inventories. The CAP follows the U.S.
Community Protocol for Accounting and Reporting of Greenhouse Gas Emissions (U.S. Community
Protocol), developed by ICLEI USA1.

2018 Baseline Inventory Methodology
A baseline GHG emissions inventory was included in the previously adopted National City CAP (2011).
This baseline inventory was updated with more recently available data that more closely reflects the
current land use, utility use, and general activity within National City. 2018 was most recent year for
which complete data was available at the time of preparation of the CAP Update. This section outlines
the methodology used to estimate the baseline 2018 emissions for each inventory sector.

Transportation
The emissions associated with on-road transportation were calculated in ClearPath using the estimated
City of National City vehicle miles traveled (VMT) Annual VMT for 2018. Average weekday VMT for the
City for year 2016 was provided by the San Diego Association of Governments (SANDAG) using the
Series 14 Forecast and activity-based model (ABM2+). SANDAG allocates the VMT derived from ABM2+
to the City of National City using the Origin-Destination (O-D) method, which estimates miles traveled
based on where a trip originates and where it ends to attribute on-road emissions to cities and regions.

O-D VMT allocated to National City includes all miles traveled for trips that originate and end within
National City limits (referred to as Internal-Internal), and half of the miles traveled for trips that either
begin within National City and end outside the City (referred to as Internal-External), or vice versa
(referred to as External-Internal). In accordance with the methodology, VMT from trips that begin and
end outside National City that only pass through the City limits (referred to as External-External) are
not included in the total City VMT. The total average weekday VMT were multiplied by 347 to adjust
from average weekday VMT to average annual VMT, which includes weekends.

The 2018 VMT was estimated by applying growth rates to the 2016 values derived from the Highway
Performance Monitoring System (HPMS)2. The derivation of the 2018 VMT values is summarized in
Table A-1.

1 ICLEI, U.S. Community Protocol for Accounting and Reporting of Greenhouse Gas Emissions,
https://icleiusa.org/us-community-protocol/
2 Caltrans, Highway Performance Monitoring System Data, https://dot.ca.gov/programs/research-innovation-
system-information/highway-performance-monitoring-system
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Table A-1 Baseline Year VMT

VMT by Trip Type (miles/weekday) Daily CAP VMT Annual VMT
CAP VMT

Year

Internal-
Internal (I-I)
Trips

External-
Internal/Internal-
External (I-E/E-I)
Trips

External-
External Trips
(Informational
only, excluded
from City VMT)

Total City VMT
(100% I-I + 50%
I-E/E-I) (miles
per weekday)

Total City VMT
(miles per
year)

2016 92,060  2,960,454 80,366,924 1,572,287 545,583,630
2018 Not estimated for analysis. 583,050,360

Energy Use
Energy use data from San Diego Gas and Electric (SDGE) was available for 2018 by zip code. Mapping
tools were used to determine the percentage of land area within each zip code that is within the
National City boundary. This percentage was applied to data for each zip code to determine the
residential electricity use, commercial electricity use, residential natural gas use, and commercial
natural gas use within the National City boundary, as summarized in Table A-2 . Natural Gas usage from
industrial sources was not able to be provided due to privacy concerns.

Table A-2 Baseline Year Energy Use

Zip Code

Percent of Zip
Code Area
within National
City

Total
Electricity
Usage by
zip Code
(kWh)

National City
Electricity
Usage by
Zip Code
(kWh)

Total Natural
Gas Usage by
Zip Code
(therms)

National City
Natural Gas
Usage by
zip Code
(therms)

91902 R 0.76% 35,815,908 272,201 6,298,594 47,870
91902 C 0.76% 17,281,693  131,341 0 0
91910 R 0.46% 110,568,609  508,616 14,141,134 65,049
91910 C 0.46% 142,143,771  653,861 0 0
91910 I 0.46% 200,523,173  922,407  0 0
91950 R 90.45% 68,973,147  62,386,211 6,688,850 6,050,065
91950 C 90.45% 202,414,194  183,083,638 22,511,327 20,361,495
92118 R 0.26% 47,797,713  124,274 5,738,776 14,921
92118 C 0.26% 47,341,519  123,088 0 0
92154 R 1.05% 98,730,433  1,036,670 8,099,953 85,050
92154 C 1.05% 150,501,144  1,580,262 845,063 8,873
92154 I 1.05% 110,260,998  1,157,740  0 0

National City Residential Total 64,327,972 6,262,954
National City Commercial Total 185,572,191 20,370,358

National City Industrial Total 2,080,147 0
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Solid Waste
The Solid Waste sector of the inventory includes emissions from total waste generation (wet tons) and
composted green waste (tons) generated by City activities. Total tonnage of solid waste hauled from
National City customers in the year 2018 was provided by EDCO. Table A-3 presents the tons of solid
waste sent to landfills and tons of recycled waste that were used in the ClearPath model to estimate the
emissions generated from these sources.

Table A-3 Baseline Year Solid Waste Data

Description Tons
Waste sent to landfill 45,707
Waste recycled 519.86
Waste composted 1843.14

Water and Wastewater
The Water & Wastewater sector of the inventory includes emissions energy usage from potable water
supply and the wastewater treatment facility, and combustion and flaring of digester gas. System-wide
usage data from Sweetwater Authority and Point Loma Treatment Center were acquired for the year
2018. This data was scaled based on the National City portion of the population served to estimate the
usage specific to National City for the baseline Inventory calculations, as shown in Table A-4. These
values were used in the ClearPath model to estimate annual CO2e from the water and wastewater
sector.

Table A-4 Baseline Year Water and Wastewater Data

 Parameter System Value System
Population

Community
Population

National City
Value

Electricity Usage
(Sweetwater) 5,995,000 kWh 196,061 62257 1,903,646 kWh

Volume of water delivered 1,573 million
gallons 196,061 62257 499.5 million gallons

Electricity Usage (Point
Loma) 18,943,757 kWh 2,300,000 61,431 505,971 kWh

Natural Gas Usage (Point
Loma) 231,697 therms 2,300,000 61,431 6,188.4 therms

Volume of water treated 4.5 million gallons 2,300,000 61,431
Volume digester gas
produced and combusted 3,100,000 scf/day 2,300,000 61,431 82.8 scf/day

Percent CH4 in digester
gas 62% 62%

Note: CH4 = methane, scf/day = standard cubic feet per day
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Baseline Results and Reduction Targets
Values described in the previous tables were entered into the ClearPath model. ClearPath estimated
emissions by sector for the year 2018, as summarized in Table A-5. Reduction targets were based on the
2018 total emissions of 518,263 MTCO2e.

Table A-5 National City 2018 Baseline Emissions Inventory by Sector

Metric Tons of CO2eSector
Transportation 304,070
Commercial/Industrial 153,738
Residential 48,872
Solid Waste 10,492
Water & Wastewater 1,091
2018 Total 518,263
2030 Target (40%
reduction) 310,958

2050 Target (80%
reduction) 103,653

Note: Columns may not add to totals due to rounding.

Business As Usual (BAU) Forecast Methodology
The BAU forecast evaluates the projected future emissions, assuming no reduction strategies are in
place while the population and industry continues to grow. The Forecast Module in the ClearPath tool
includes a Compound Growth Rate Calculator to calculate the population growth rate for the years 2030
and 2050, which is applied to each sector to estimate future emissions. In 2019 National City annexed
49.5 acres of land. Excluding this increased area and its associated land uses would underestimate
future emissions. An alternative baseline inventory, referred to as the 2018b inventory, was developed
that includes emissions from the annexation. Although the 2018b inventory does not represent the
conditions in 2018, it was used to develop the 2030 and 2050 forecasts for the anticipated National City
boundary for future analysis years. The ClearPath forecasts were all performed using growth rates
applied to the 2018b inventory.

2018b Inventory
As described above, a 2018b Inventory was developed as a baseline to forecast emissions for 2030 and
2050. Adjustments were made to the energy sector only.

The energy use data provided by SDGE was scaled by zip code, as described in the 2018 Baseline
Inventory Methodology. Mapping tools were used to determine the percentage of land area within each
zip code that is within the updated National City boundary that included the annexed land. The scaling
exercise summarized in Table A-2 was updated to reflect 100% of the area within zip code 91950 is
within National City limits. Table A-6 presents the development of the energy use inputs for the 2018b
Inventory.
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Table A-6 Development of 2018b Energy use inputs

Zip Code

Percent of zip
code area
within National
City

Total usage
by zip code
(kWh)

National City
usage by zip
code

Total usage
by zip code
(kWh)

National
City usage
by zip
code

91902 R 0.76% 35,815,908 272,201 6,298,594 47,870
91902 C 0.76% 17,281,693  131,341 0 0
91910 R 0.46% 110,568,609  508,616 14,141,134 65,049
91910 C 0.46% 142,143,771  653,861 0 0
91910 I 0.46% 200,523,173  922,407  0 0
91950 R 100% 68,973,147 68,973,147 6,688,850 6,688,850
91950 C 100% 202,414,194 202,414,194 22,511,327 22,511,327
92118 R 0.26% 47,797,713  124,274 5,738,776 14,921
92118 C 0.26% 47,341,519  123,088 0 0
92154 R 1.05% 98,730,433  1,036,670 8,099,953 85,050
92154 C 1.05% 150,501,144  1,580,262 845,063 8,873
92154 I 1.05% 110,260,998  1,157,740  0 0

National City Residential Total 70,914,907 6,901,739
National City Commercial Total 204,902,746 22,520,200

National City Industrial Total 2,080,147 0

VMT was not modified for the 2018b Inventory. The VMT data analysis used for the 2018 Baseline
Inventory was based on vehicle trips with an origin or destination located within the 2018 National City
boundary. A traffic analysis has not been updated to include the annexed area. It is not expected that
the additional area would cause a significant change in VMT, as compared to the 2018 data.

Table A-7 demonstrates the differences in GHG emissions between the 2018 Base Inventory presented
in the CAP and the 2018b inventory used to estimate the GHG emissions for the forecast years.

Table A-7 Comparison of 2018 Emissions Inventory to 2018b Inventory Used for Forecasts

2018
Metric Tons of CO2e

2018b
Metric Tons of CO2eSector

Transportation 304,070 304,070

Commercial/Industrial 153,738 169,849

Residential 48,872 53,863

Solid Waste 10,492 10,493

Water & Wastewater 1,091 1,091

Total 518,263 539,367
Note: Columns may not add to totals due to rounding.

Growth Factors
Emissions forecasts were created for each inventory sector: residential energy, commercial energy,
industrial energy, transportation & mobile sources, solid waste and water & wastewater. These
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forecasts were all conducted in the Forecast Module of ICLEI USA’s ClearPath tool, based on population
growth estimates from the SANDAG Series 13.

The ClearPath model uses 5-year increment growth and emission factors (factor sets). Basic growth
indicators included forecasted population, VMT, commercial jobs, industrial jobs, and municipal jobs.
Emission factor indicators were developed for vehicle emission factors and electricity intensity factors
to reflect the effects of California vehicle emission standards, California’s Advanced Clean Cars Program
(which includes the Zero-Emission Vehicle Program), and the Renewable Portfolio Standard (RPS).

The Forecast Module ClearPath includes a Compound Growth Rate Calculator to calculate the
population growth rate for the years 2030 and 2050. This calculation was completed to get the growth
rate of 1.1% from 2018 to 2030 and 1% from 2018 to 2050. Once these population growth rates were
calculated, the growth rate was then entered into the Forecast Growth Rate Factor Set to be applied to
the emissions from each fuel in each inventory sector. The growth factors were applied to the entries
included in the 2018b Inventory.

BAU Forecast Emissions
For each sector, the population growth rate was applied to the baseline usage values (VMT, residential
electricity use, solid waste tonnage, etc.). For calculating emissions, ClearPath will first impute the
relationship between the Usage value and the value for CO2e.  Forecasted emissions are calculated
based on the forecasted Usage value while maintaining the relationship between the two as a constant.

The BAU forecast summarized in Table A-8 assumes that the CO2e emission rates for each sector will be
constant over time and does not account for any improvements due to regulations or technology such
as vehicle emissions standards or the transition to renewable energy sources.

Table A-8 BAU Emissions for Forecast Years

2030
Metric Tons of CO2e

2050
Metric Tons of CO2eSector

Transportation 342,633 413,939
Commercial/Industrial 191,390 231,220
Residential 60,694 73,325
Solid Waste 11,823 14,284
Water & Wastewater 1,231 1,487
Total 607,771 734,255

Note: Columns may not add to totals due to rounding.

Legislative BAU Forecast Methodology
The Legislative BAU Forecast was developed using the same methodology as the BAU Forecast with the
addition of applying the impacts of federal and State regulations that will reduce GHG emissions in the
forecast years. Emissions reductions due to legislative actions were estimated in ClearPath for the
electricity usage and transportation sectors.

The impacts of the RPS were applied to residential, commercial, and industrial electricity use. For the
Legislative BAU forecasts, baseline electricity intensity factors in ClearPath were replaced with values
derived from the requirements set forth in Senate Bill 100 that requires a minimum RPS mandated
energy mix of 60 percent renewables by 2030 and 100% carbon-free resources by 2045.
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The combination of federal fuel economy standards, California-specific emissions standards, and State
mandates that will limit the sales of fossil fuel-powered passenger vehicles and trucks will result in a
dramatic reduction of vehicle emissions by 2050. Vehicle emission factors sets that include the decay
rate (or negative growth rate) as a result of currently adopted emissions reduction programs were
derived from the California Air Resource Board’s (California ARB) motor vehicle emission inventory
program, EMFAC20213.

To quantify the change in carbon intensity and VMT for each fuel type, EMFAC2021 was run using
defaults applicable to the SANDAG planning region for 2020 to 2050. The EMFAC2021 model
incorporates local vehicle mix and all applicable fuel economy and vehicle emission standards that
were adopted as of 2020. For each 5-year interval, growth rates were developed by calculating the total
change in carbon intensity (CO2e in grams per mile) and the change in VMT over 5 years. These values
were used to calculate the annual growth rate for the periods stated in Table A-9, which were used in
ClearPath to estimate emissions for the legislative BAU scenario. A negative growth rate signifies a
decrease in carbon intensity or VMT. The changes were only applied to gasoline and diesel vehicles.
Vehicles fueled by other alternative fuels would not be impacted by the regulations considered.

Table A-9 Growth Rate Factors for Legislative BAU Calculations

Gasoline Vehicles Diesel Vehicles
Forecast Year

Interval
Carbon
Intensity
Annual Growth
Rate

VMT Annual
Growth Rate

Carbon
Intensity
Annual Growth
Rate

VMT
Annual
Growth
Rate

2020-2024 -1.4% -0.4% 0.9% 1%
2025-2029 -1.5% -0.4% 0.003% 1%
2030-2034 -1.1% -0.3% -0.7% 1%
2035-2039 -0.6% -19.8% -1.4% -19.8%
2040-2044 -0.3% -19.8% -1.4% -19.8%
2045-2050 -0.1% -19.8% -1.1% -19.8%

3 California Air Resources Board, EMFAC, https://arb.ca.gov/emfac/
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Legislative BAU Forecast Emissions

The legislative BAU Forecast is summarized in Table A-10. Although significant reductions are achieved
in the transportation and commercial and residential energy use sectors, more reductions are needed
to meet the City’s 2030 and 2050 targets.

Table A-10 Legislative BAU Emissions for Forecast Years

2030
Metric Tons of CO2e

2050
Metric Tons of CO2eSector

Transportation 285,099 10,751
Commercial/Industrial 141,968 163,056
Residential 43,762 49,972
Solid Waste 11,823 14,284
Water & Wastewater 1,231 1,487
Total 483,883 239,550

Note: Columns may not add to totals due to rounding.

Mitigated Forecast Methodology
The Mitigated Forecast estimates the total GHG emissions in 2030 and 2050 when the emission
reduction strategies identified in the CAP are applied to the BAU with Legislative Actions Forecasts. The
ClearPath tool was used apply reduction strategies for the residential, commercial/industrial, and solid
waste sectors. Estimates for the transportation sector emissions were calculated outside of ClearPath,
using the CARB EmFac2021 Model. Although the CAP includes emissions reduction strategies that apply
to the water and wastewater sector, these were not quantified as part of this analysis.

The methodology used to quantify benefits from CAP strategies and develop the Mitigated Forecast are
described for each emission sectors below.

Efficient Transportation and Land Use
Strategies that reduce GHG emissions from transportation and land use reduce GHG emissions by
reducing VMT and by reducing the use of fossil fuels.

VMT reductions occur when single occupancy vehicular trips shift to a different mode of travel (transit,
walking, biking); reductions in trip lengths occur, or trips are eliminated. A 2050 travel forecast was
developed as part of the FGPU. The FGPU includes a travel demand model analysis that incorporates
planned land use, projects, and policies in National City. VMT reductions resulting from many of the
CAP strategies related to Efficient Transportation and Land Use were captured by assumptions within
the FGPU analysis. VMT reductions that were not included in the travel forecast were estimated using
information from the Handbook for Analyzing Greenhouse Gas Emissions Reductions, Assessing Climate
Vulnerabilities, and Advancing Health and Equity (California Air Pollution Control Officers Association
[CAPCOA], 2021).

A number of CAP strategies encourage residents and businesses to choose electric vehicles over fossil
fuel vehicles. It was assumed that these strategies are needed to support the State’s aggressive goals
toward electric vehicle adoption. No additional emissions reductions were estimated for the use of
electric vehicles beyond those already included in the Legislative BAU Forecasts.
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Table A-11 notes which strategies are included in the VMT forecast, included in the EV adoption
assumptions, or if additional assumptions were applied using ClearPath. Some strategies were not
quantified due to lack of details as the strategies need further refinement.

Table A-11 Methods used to apply emissions reductions from Efficient Transportation and Land
Use Strategies

Strategy Description Assumption Source
TLU-1.1 Encourage high density and

mixed-use development in
Transit Priority Areas.

Included in travel demand
modeling assumptions

FGPU Modeling

TLU-1.2 Reduce parking requirements
in Transit Priority Areas to
discourage the use of single-
occupancy vehicles.

Limiting residential parking
supply reduces up to 13.7% of
work commute trips

CAPCOA GHG Handbook4

TLU-1.3 Develop and periodically
update a Transportation
Demand Management Plan for
different sectors of the city.

Reduction not quantified without
specific projects identified. Some
TDM features are assumed in
travel demand modeling, but
these are not related to specific
sectors of the city.

TLU-1.4 Support the San Diego
Metropolitan Transit Service
(MTS) in expanding or making
performance improvements
(i.e., decrease headway times,
increase number of stops) to
existing transit service in
National City.

Included in travel demand
modeling assumptions

FGPU Modeling

TLU-1.5 Continue to implement bicycle
corridor improvements and
supportive infrastructure.

Included in travel demand
modeling assumptions

FGPU Modeling

TLU-1.6 Improve access to bike share
and electric scooters

Implementing electric bikeshare
program reduces up to 0.06% of
work trips; Implementing
scooter share reduces up to
0.07% of work trips

CAPCOA GHG Handbook

TLU-1.7 Continue to implement
pedestrian infrastructure and
prioritize improvements in
Transit Priority Areas.

Included in travel demand
modeling assumptions

FGPU Modeling

TLU-1.8 Identify gaps in the City’s
existing pedestrian network
and address pedestrian
improvement opportunities.

Included in travel demand
modeling assumptions

FGPU Modeling

TLU-1.9 Incorporate the “Complete
Streets” principal to capital
projects and plans.

Included in travel demand
modeling assumptions

FGPU Modeling

4 CAPCOA, Handbook for Analyzing Greenhouse Gas Emission Reductions, Assessing Climate Vulnerabilities, and
Advancing Health and Equity,
https://www.airquality.org/ClimateChange/Documents/Final%20Handbook_AB434.pdf
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Strategy Description Assumption Source
TLE-1.10 Implement strategies that

prioritize parking for high
occupancy vehicles

Implementing voluntary
commute trip reduction
programs reduce up to 4% of
work trips

CAPCOA GHG Handbook

TLE-1.11 Continue to encourage
employers to institute
programs that provide
financial incentives for
commuters to reduce their
vehicle trips and use
alternative transportation
modes

TLE-1.12 Encourage employers to
institute telework programs
and alternative work schedules
to reduce commuting during
peak hours.

Included in travel demand
modeling assumptions

FGPU Modeling

TLU-2.1 Encourage all new residential,
governmental, and commercial
buildings to be electric vehicle
ready (i.e., charging stations,
preferred parking, etc.).

Included as part of assumption
that electric vehicle adoption
goals will be met. These
strategies are needed to
encourage the continued
transition to electric vehicles. No
additional reductions assumed.

TLU-2.2 Support the installation of
electric vehicle charging
stations in existing residential
and commercial developments.

TLU-2.3 Continue to implement and
improve streamlined
permitting requirements,
standardized design guidelines
and siting criteria for all types
of electric charging stations.

TLU-2.4 Implement preferred parking
for electric vehicles.

TLU-2.5 Educate the community on
fuel-efficiency or "eco-driving"
practices.

Reduction not quantified.
Minimizing idling and stop-and-
go conditions reduces emissions
at a scale that is small as
compared to city-wide emissions.

TLU-2.6 Encourage the reduction of
idling times for commercial
vehicles and construction
equipment.

Reduction not quantified without
specific data for expected idling
times reductions.

TLU-2.7 Encourage the conversion of
public transportation fleets
and maintenance vehicles
from gas to electric.

Included as part of assumption
that electric vehicle adoption
goals will be met. These
strategies are needed to
encourage the continued
transition to electric vehicles. No
additional reductions assumed.

TLU-2.8 Continue to implement traffic-
calming projects (e. I, replace
stop-controlled intersections
with roundabouts) to facilitate
efficient traffic conditions.

Reduction not quantified without
specific projects identified.
Minimizing idling and stop-and-
go conditions reduces emissions
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Strategy Description Assumption Source
at a scale that is small as
compared to city-wide emissions.

TLU-2.9 Continue to coordinate traffic
signals to facilitate efficient
traffic conditions.

Reduction not quantified without
specific projects identified.
Minimizing idling and stop-and-
go conditions reduces emissions
at a scale that is small as
compared to city-wide emissions.

The 2050 VMT forecast within National City was developed as part of the FGPU using the land use
assumptions of the preferred buildout scenario, based on a SANDAG Series 13 Forecast for regional
VMT by jurisdiction. Consistent with the 2018 Baseline Inventory methodology, only VMT associated
with trips with an origin and destination within the City was included (half of the VMT associated with
trips with an origin or destination outside the City was included, and pass-through trips were
excluded). 2030 CAP VMT was linearly interpolated between the 2050 CAP VMT and the 2018 VMT used
to create the baseline inventory. Table A-12 summarizes the development of the VMT used for the
mitigated forecasts.

Table A-12 VMT Used for Mitigated Forecast Estimates

VMT by Trip Type (miles/weekday) Daily CAP
VMT

Annual VMT used in
CAP Forecasts

Year Internal-
Internal
(I-I) Trips

External-
Internal/Internal-
External (I-E/E-I)
Trips

External-
External Trips
(Informational
only, excluded
from City
VMT)

Total City
VMT
(100% I-I +
50% I-E/E-
I) (miles
per
weekday)

Total City VMT (miles
per year)

2018 Not interpolated. 583,050,360
2030 Not interpolated. 588,297,081

2050 100,248 3,240,666 92,485,762 1,720,581 597,041,615
2018 VMT described in Table A-1
2030 VMT interpolated between 2050 and 2018 values
2050 VMT from travel demand modeling representing preferred buildout scenario

The VMT was further adjusted to include the potential reductions from strategies identified in Table A-
3. It was assumed that all reductions applied to work trips, which were identified by FGPU modeling as
47% of vehicle trips in National City. Potential reductions in VMT from each strategy were derived from
the CAPCOA GHG Handbook, as shown in Table A-13. The annual VMT with all reductions applied was
determined for 2030 and 2050, and these values were multiplied by the emission rates described below
in Table A-14 to estimate the total vehicle emissions in the forecast years.
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Table A-13 Additional VMT Reductions from CAP Strategies

Strategy % Reduction Applied
to Work Trips

Annual VMT Reduced
in 2030

Annual VMT
Reduced in 2050

Reduced parking supply 13.7%          37,880449    38,443,510
Bikeshare 0.06% 165,900          168,366
Scootershare 0.07% 195,550          196,427
Commute Trip
Reduction 4% 11,059,985    11,224,382

Total Reduction 17.8% 49,299,884    50,032,684
Annual VMT with all reductions applied 538,997,197 547,008,931

The mitigated emissions from the transportation sector were calculated using emission rates developed
with EMFAC2021. ClearPath was not used for this calculation because the VMT for the forecast years
was known, and not dependent on annual growth rates. EMFAC2021 was run using defaults applicable
to the SANDAG planning region for 2030 and 2050. Emission rates for CO2e were obtained for each fuel
type. Separate emission factors were developed for gasoline vehicles and diesel vehicles.

The average gasoline vehicle emission rates were further adjusted to include the effects of zero
emission vehicle mandates adopted in 2022 by applying the expected percentage of electric vehicles in
the fleet, according to California Air Resources Board projections5. The percentage of electric VMT in
2030 was credited only to gasoline emission rates and not to diesel emission rates to avoid double-
counting electric vehicle penetration, but the credits were included for both fuel types in 2050 to
account for widespread electric vehicle adoption.

Table A-14 Vehicle Emission Rates for Legislative BAU Calculations

Forecast Year Fuel Type

Default
Vehicle

Emission Rate
(g CO2e/mile)

Assumed
Percent of

Electric Vehicles
in Fleet

Adjusted Vehicle
Emission Rate (g

CO2e/mile)

2030 Gasoline 322 7% 300
2030 Diesel 1,059 - 1,059
2050 Gasoline 246 100% 0
2050 Diesel 1,081 75% 289

Residential and Commercial/Industrial Building Efficiency
ClearPath was used to estimate the effects of energy efficiency programs. Multiple strategies have been
identified that will contribute to residential and commercial energy efficiency. Many of the individual
strategies would achieve reductions in each of the sectors used by ClearPath to calculate emissions:
residential electricity use, commercial/industrial electricity use, residential natural gas use, and
commercial/industrial natural gas use. The combined effects of the strategies listed in Table A- 15 were

5 California Air Resources Board, Release Number 22-30, https://ww2.arb.ca.gov/news/california-moves-
accelerate-100-new-zero-emission-vehicle-sales-2035

Page 936 of 1838



estimated with four user-defined reduction measures that calculated the effects of annual reduction
values as described below.

Table A- 15 Residential and Commercial/Industrial Building Efficiency Strategies

Strategy Description Assumption Source
RCB-1.1 Educate and encourage

building owners to use the
Free Resources and Energy
Business Evaluation (FREBE)
program to help improve
energy and water efficiency.

Combination of strategies will
result in 70% increase in
energy efficiency in all new
construction and remodeling
projects. New dwelling units
and square footage of
commercial space derived
from preferred buildout
scenario.

Number of new dwelling units
and square footage of
commercial space derived from
preferred buildout scenario.
Assumed 5% of existing
residential and commercial
building stock renovated each
year. 70% energy savings
estimated from EPA EnergyStar
statistics

RCB-1.2 Utilize the building inspection
and business license renewal
process to distribute
educational information on
energy-efficiency upgrades.

RCB-1.3 Continue to provide an energy
financing program to
encourage energy efficient
retrofits in existing buildings
and prioritize low-income
households.

RCB-1.4 Educate the community of
energy efficiencies and
improvements including:
energy audits that inform
building owners and residents
of their energy usage and
methods of reducing energy
usage; peak demand and the
associated environmental and
monetary costs as a result; and
benefits of using solar water
heating

RCB-1.5 Educate and encourage
building owners to use the
Free Resources and Energy
Business Evaluation (FREBE)
program to help improve
energy and water efficiency.

RCB-1.6 Utilize the building inspection
and business license renewal
process to distribute
educational information on
energy-efficiency upgrades.

RCB-2.1 Continue to provide an energy
financing program to
encourage energy efficient
retrofits in existing buildings
and prioritize low-income
households.

RCB-2.2 Educate and encourage
building owners to use the
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Strategy Description Assumption Source
Free Resources and Energy
Business Evaluation (FREBE)
program to help improve
energy and water efficiency.

For residential and commercial electricity usage, it was assumed that new development and major
remodels would be 70% more energy efficient than the BAU scenario when CAP strategies are
implemented. New development was defined as 1% growth each year, consistent with the BAU forecast,
and major remodels were estimated as 5% of the 2018 building stock. To avoid overestimating
reductions from major remodels, no reductions were taken after 2038 based on the assumption that the
remodels would be of facilities that have already undergone improved efficiency projects. The annual
reduction values are presented in Table A-16. The values were annualized for the periods 2019-2030 and
2031-2050 for entry in the ClearPath module.
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Table A-16 Development of Electricity Usage Reduction Values

Residential Electricity Commercial Electricity

Year

BAU
Electricity
Use (kWh)

Reductions
from New
Development
(kWh)

Reduction
s from
Major
Remodels
(kWh)

Annualize
d
Reductions
(kWh)

BAU
Electricity
Use (kWh)

Reductions
from New
Development
(kWh)

Reductions
from
Major
Remodels
(kWh)

Annualize
d
Reductions
(kWh)

2018 70,914,907 204,902,746

2019 71,624,056 501,368 2,482,022 3,011,906 206,951,773 1,448,662 7,171,596 8,702,652

2020 72,340,297 506,382 2,482,022 3,011,906 209,021,291 1,463,149 7,171,596 8,702,652

2021 73,063,700 511,446 2,482,022 3,011,906 211,111,504 1,477,781 7,171,596 8,702,652

2022 73,794,337 516,560 2,482,022 3,011,906 213,222,619 1,492,558 7,171,596 8,702,652

2023 74,532,280 521,726 2,482,022 3,011,906 215,354,845 1,507,484 7,171,596 8,702,652

2024 75,277,603 526,943 2,482,022 3,011,906 217,508,394 1,522,559 7,171,596 8,702,652

2025 76,030,379 532,213 2,482,022 3,011,906 219,683,478 1,537,784 7,171,596 8,702,652

2026 76,790,683 537,535 2,482,022 3,011,906 221,880,313 1,553,162 7,171,596 8,702,652

2027 77,558,589 542,910 2,482,022 3,011,906 224,099,116 1,568,694 7,171,596 8,702,652

2028 78,334,175 548,339 2,482,022 3,011,906 226,340,107 1,584,381 7,171,596 8,702,652

2029 79,117,517 553,823 2,482,022 3,011,906 228,603,508 1,600,225 7,171,596 8,702,652

2030 79,908,692 559,361 2,482,022 3,011,906 230,889,543 1,616,227 7,171,596 8,702,652

2031 80,707,779 564,954 2,482,022 1,614,795 233,198,438 1,632,389 7,171,596 4,665,818

2032 81,514,857 570,604 2,482,022 1,614,795 235,530,423 1,648,713 7,171,596 4,665,818

2033 82,330,005 576,310 2,482,022 1,614,795 237,885,727 1,665,200 7,171,596 4,665,818

2034 83,153,306 582,073 2,482,022 1,614,795 240,264,584 1,681,852 7,171,596 4,665,818

2035 83,984,839 587,894 2,482,022 1,614,795 242,667,230 1,698,671 7,171,596 4,665,818

2036 84,824,687 593,773 2,482,022 1,614,795 245,093,902 1,715,657 7,171,596 4,665,818

2037 85,672,934 599,711 2,482,022 1,614,795 247,544,841 1,732,814 7,171,596 4,665,818

2038 86,529,663 605,708 2,482,022 1,614,795 250,020,290 1,750,142 7,171,596 4,665,818

2039 87,394,960 611,765 1,614,795 252,520,493 1,767,643 4,665,818

2040 88,268,909 617,882 1,614,795 255,045,698 1,785,320 4,665,818

2041 89,151,599 624,061 1,614,795 257,596,155 1,803,173 4,665,818

2042 90,043,115 630,302 1,614,795 260,172,116 1,821,205 4,665,818

2043 90,943,546 636,605 1,614,795 262,773,837 1,839,417 4,665,818

2044 91,852,981 642,971 1,614,795 265,401,576 1,857,811 4,665,818

2045 92,771,511 649,401 1,614,795 268,055,591 1,876,389 4,665,818

2046 93,699,226 655,895 1,614,795 270,736,147 1,895,153 4,665,818

2047 94,636,218 662,454 1,614,795 273,443,509 1,914,105 4,665,818

2048 95,582,580 669,078 1,614,795 276,177,944 1,933,246 4,665,818

2049 96,538,406 675,769 1,614,795 278,939,723 1,952,578 4,665,818

2050 97,503,790 682,527 1,614,795 281,729,121 1,972,104 4,665,818
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For residential and natural gas usage, it was assumed that new development and major remodels would
be 70% more energy efficient than the BAU scenario when CAP strategies are implemented for the
years 2019-2030. For the years 2031 through 2050, it was assumed that new development and major
remodels would be 95% more energy efficient than the BAU scenario from the implementation of an
ordinance that limits installation of natural gas in new development and major remodels. Similar to the
methodology used for electricity usage, reductions from major remodels were not taken after 2038, to
avoid potentially overestimating the reduction from future efficiency projects. The annual reduction
values are presented in Table A-17. The values were annualized for the periods 2019-2030 and 2031-
2050 for entry in the ClearPath module.

Table A-17 Development of Natural Gas Usage Reduction Values

Residential Natural Gas Use Commercial Natural Gas Use

Year

BAU
Natural
Gas Use
(therms)

Reductions
from New
Development
(therms)

Reductions
from Major
Remodels
(therms)

Annualized
Reductions
(therms)

BAU
Natural Gas
Use
(therms)

Reductions
from New
Development
(therms)

Reductions
from Major
Remodels
(therms)

Annualized
Reductions
(therms)

2018 6,901,739 22,520,200

2019 6,970,756 48,795 241,561 293,131 22,745,402 159,218 788,207 956,480

2020 7,040,464 49,283 241,561 293,131 22,972,856 160,810 788,207 956,480

2021 7,110,868 49,776 241,561 293,131 23,202,585 162,418 788,207 956,480

2022 7,181,977 50,274 241,561 293,131 23,434,611 164,042 788,207 956,480

2023 7,253,797 50,777 241,561 293,131 23,668,957 165,683 788,207 956,480

2024 7,326,335 51,284 241,561 293,131 23,905,646 167,340 788,207 956,480

2025 7,399,598 51,797 241,561 293,131 24,144,703 169,013 788,207 956,480

2026 7,473,594 52,315 241,561 293,131 24,386,150 170,703 788,207 956,480

2027 7,548,330 52,838 241,561 293,131 24,630,011 172,410 788,207 956,480

2028 7,623,813 53,367 241,561 293,131 24,876,311 174,134 788,207 956,480

2029 7,700,052 53,900 241,561 293,131 25,125,074 175,876 788,207 956,480

2030 7,777,052 54,439 241,561 293,131 25,376,325 177,634 788,207 956,480

2031 7,854,823 74,621 327,833 213,287 25,630,088 243,486 1,069,710 695,950

2032 7,933,371 75,367 327,833 213,287 25,886,389 245,921 1,069,710 695,950

2033 8,012,705 76,121 327,833 213,287 26,145,253 248,380 1,069,710 695,950

2034 8,092,832 76,882 327,833 213,287 26,406,706 250,864 1,069,710 695,950

2035 8,173,760 77,651 327,833 213,287 26,670,773 253,372 1,069,710 695,950

2036 8,255,498 78,427 327,833 213,287 26,937,481 255,906 1,069,710 695,950

2037 8,338,052 79,211 327,833 213,287 27,206,855 258,465 1,069,710 695,950

2038 8,421,433 80,004 327,833 213,287 27,478,924 261,050 1,069,710 695,950

2039 8,505,647 80,804 213,287 27,753,713 263,660 695,950

2040 8,590,704 81,612 213,287 28,031,250 266,297 695,950

2041 8,676,611 82,428 213,287 28,311,563 268,960 695,950

2042 8,763,377 83,252 213,287 28,594,678 271,649 695,950
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Residential Natural Gas Use Commercial Natural Gas Use

Year

BAU
Natural
Gas Use
(therms)

Reductions
from New
Development
(therms)

Reductions
from Major
Remodels
(therms)

Annualized
Reductions
(therms)

BAU
Natural Gas
Use
(therms)

Reductions
from New
Development
(therms)

Reductions
from Major
Remodels
(therms)

Annualized
Reductions
(therms)

2043 8,851,011 84,085 213,287 28,880,625 274,366 695,950

2044 8,939,521 84,925 213,287 29,169,431 277,110 695,950

2045 9,028,916 85,775 213,287 29,461,126 279,881 695,950

2046 9,119,205 86,632 213,287 29,755,737 282,680 695,950

2047 9,210,397 87,499 213,287 30,053,294 285,506 695,950

2048 9,302,501 88,374 213,287 30,353,827 288,361 695,950

2049 9,395,526 89,257 213,287 30,657,366 291,245 695,950

2050 9,489,482 90,150 213,287 30,963,939 294,157 695,950

Renewable Energy Production
The ClearPath reduction strategy modules were used to estimate the effects of participation in a
community choice energy (CCE) program. It was assumed that there would be 50% participation for the
years 2022 through 2025, and then 80% participation starting in 2026. These participation assumptions
were applied to residential and commercial electricity use. The emissions reductions due to this
program are more noticeable in the forecast year 2030. By 2050 the Renewable Power Standard
Program requires all the State's electricity to come from carbon-free resources by 2045, so the CCE does
not contribute to emissions reductions after 2045. Reductions were not estimated for the remaining
strategies in Table A-18 regarding renewable energy production for the CAP. Potential emissions
reductions within the energy sector once specific projects are identified.

Table A-18 Renewable Energy Production Strategies

Strategy Description Assumption Source
RE-1.1 Launch or join a CCE

Program with renewable
electricity sources. Strive
to reach a percentage of
overall energy supply
equal to or greater than
the current percentage of
renewable electricity
provided by SDG&E with
an 80% customer
participation rate.

50% participation for years
2022-2025. 80% participation
starting in 2026.

RE-1.2 Encourage restricting new
natural gas lines in
buildings.

Reductions not quantified
without specific program data
to support energy reduction
estimates.RE-1.3 Support building

electrification codes.
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Strategy Description Assumption Source
RE-1.4 Implement solar panels in

existing city-owned
facilities (schools, libraries,
etc.)

RE-1.5 Pursue economic
incentives and creative
financing for renewable
energy projects.

RE-1.6 Reduce costs to permit
alternative energy
generation projects.

RE-1.7 Encourage removing
barriers for renewable
energy production,
including:
-Building and development
codes, design guidelines,
and zoning ordinances
-Work with related
agencies, such as fire,
water, health, and others
that may have policies or
requirements that
adversely impact the
development or use of
renewable energy
technologies

Solid Waste Efficiency
The goal of Strategies SW-1.1 through SW-1.8 is to reduce waste disposal from residents and businesses.
Benefits of these strategies were estimated using the ClearPath tool, reduction factors recommended by
the tool, and data from CalRecycle6 estimating the waste profile for National City. The assumptions
described in Table A-19 were entered into the reduction strategy modules ClearPath.

Table A-19 Solid Waste Efficiency Strategies

Strategy Description Assumption Source
SW-1.1 Retain green waste

recycling programs.
Reductions not quantified. Assume
that future waste projections retain
benefits from current recycling
programs.

SW-1.2 Educate owners and
residents of multi-
family housing about
recycling

10% of landfill solid waste diverted
from muti-family housing sources

10% reduction is ClearPath
default, multi-family housing
waste statistics from CalRecycle

6 https://www2.calrecycle.ca.gov/WasteCharacterization/
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Strategy Description Assumption Source
requirements and
opportunities.

SW-1.3 Establish and retain
an active composting
plan and curbside
composting project
through the EDCO
waste collection
service.

10% of total landfill solid waste
diverted from residential sources

10% reduction is ClearPath
default, residential waste
statistics from CalRecycle

SW-1.4 Continue working
with EDCO to
encourage waste
audits and waste
reduction plans for
existing and new
commercial
developments.

Reductions not quantified. Assume
that future waste projections retain
benefits from current recycling
programs.

SW-1.5 Encourage zero food
waste in schools.

0.02 tons of waste reduced per student ClearPath defaults for use of
strategies applicable to schools,
students affected based on US
census data

SW-1.6 Encourage recycling
food waste from the
community kitchen to
be used as compost in
community gardens.

Reductions not quantified. Data not
available for this specific waste
production category.

SW-1.7 Establish community-
wide quarterly e-
waste and recyclable
events.

10% of landfill solid waste diverted
from e-waste sources

10% reduction is ClearPath
default, e-waste waste statistics
from CalRecycle

SW-1.8 Implement and retain
bio-solid waste
programs.

Reductions not quantified without
specific program data to support waste
reduction calculations.

Water and Wastewater Management
Strategies WW-1.1 through WW-1.5 aim to reduce the quantity of wastewater. Reductions were not
quantified for these strategies the CAP forecast years. Water use contributes a small percentage to
overall GHG emissions, and reductions within this sector would have a small impact on totals. Potential
emissions reductions listed in can be estimated once specific projects are identified.

Table A-20 Water and Wastewater Management Strategies

Strategy Description Assumption Source
WW-1.1 Promote and educate the

community on water efficient
landscaping and weather-based
irrigation devices.

Reductions not quantified
without specific program data to
support water usage reduction
calculations.

WW-1.2 Utilize the business license
renewal process to provide
educational information on ways
to reduce water use and improve
water efficiency.
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Strategy Description Assumption Source
WW-1.3 Identify and support programs

that re-use gray water.
WW-1.4 Implement stormwater capture

systems (i.e., sidewalk gardens or
green spaces) to reduce reliance
on imported water.

WW-1.5 Continue to provide a water
financing program to encourage
water efficient retrofits in existing
buildings and prioritize low-
income households.

Mitigated Forecast Results
The Mitigated Forecast emissions for the forecast years 2030 and 2050 are summarized in Table A-21.
When potential emissions reductions from all legislative actions and CAP strategies are included,
National City is expected to meet the GHG reduction targets for both forecast years.

Table A-21 Mitigated Forecast Emissions for by Sector

2030
Metric Tons of CO2e

2050
Metric Tons of CO2eSector

Transportation 188,409 11,242
Commercial/Industrial 74,377 56,594
Residential 22,788 17,344
Solid Waste 11,907 14,367
Water & Wastewater 1,231 1,487
Total 298,712 101,034
Emissions Target 310,958 103,653
Target Met? Yes Yes

Note: Columns may not add to totals due to rounding.
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PARKING TRANSPORTATION DEMAND MANAGEMENT 

(Please fill in yellow cells only) 

 ENTER PROJECT NAME HERE 

City of National City- Downtown Specific Plan 

 
Very Effective 

 
Effective 

 
Partially Effective 

 
Units 

 
Points 

 
Notes 

 
Points 

 
Notes 

 
Points 

SITE DESIGN Metrics to Use / Enter in Yellow Cells Only 1 Unit Point 1/2 Unit Point 1/4 Unit Point 

Access to garage by alleys that lowers on-street parking removals Enter 3 on-street spaces saved by alley access 
      

Provide underground parking or street level structure fully screened / landscaped Enter 1 for each face block screened 
      

Provide flex parking that can be converted later from parking to ground floor retail Enter # of flex parking spaces 
      

Provide surface parking area that doubles as public realm space if not parked on Enter # of convertible surface spaces 
      

Minimize curb cuts to protect on-street parking Enter # of on-street spaces saved (2 per curb cut) 
      

For employment uses, provide a changing room / shower Enter # of changing rooms 
      

Provide secure bike parking internal to building Enter # of secured bike parking spaces 
      

Widen adjacent public walkways beyond 8' in total width Enter # of feet above 8' for increased width 
      

Provide work lofts with flex space for "at-home" work or small business Enter # of lofts with flex work space 
      

LAND USE / TENANT MIX 

Include mixed use for local serving retail & services in building Enter a 1 for every 1,000 sf of services 
      

Include micro-units below 500 sf (gross including common areas) Enter number of units below 500 sf 
      

Provide affordable housing with resale restrictions* Enter # of affordable units 
      

Provide senior housing or assisted care housing Enter # of sr. units 
      

PROGRAMMATIC 

Provide cash out (money back if parking not used) for owners, renters or tenants Enter # of cash-out parking spaces offered 
      

Unbundle parking from leases or sales & require pay parking Enter # of unbundled parking spaces offered 
      

Provide public use (free or pay) of unused parking resulting from cash out policy Enter # of unbundled residential units 
      

Unbundle free parking for commercial leases Enter # of unbundled tenant business units 
      

Arrange for shared parking agreements with on-site or near site providers Enter # of off-site spaces in agreement 
      

Provide priority parking for certified vanpool or carpool users Enter # of special spaces provided 
      

Provide reserved space for carshare Enter # of carshare spaces provided 
      

Tenant provided with rent credit for each employee allowed to telework Enter # of on-site jobs allowed to telework       

NEAR SITE FEATURES 

Help fund district parking conversions from parallel to angled parking Enter # of spaces paid for (@$1,000 per space) 
      

Provide a drop-off zone for Ridesharing such as Uber / Lyft / taxis Enter # of drop off spaces 
      

Finance improvements for an enhanced transit stop Enter # of transit stops @ 20k Commitment 
      

Provide public recharging facility Enter # of public charging stations 
      

Provide carshare reserved spaces on street (such as Car2Go) Enter # of reserved on-street spaces 
      

Provide small parking for NEV, motorcycles or scooters Enter # of spaces with NEV counting as 3 
      

Provide additional off-site bike parking beyond on-site bike parking Enter # of bike spaces 
      

FUNDING 

Provide membership in carsharing programs if available Enter # of memberships offered @ $100 per year 
      

Provide membership in bikesharing programs if available Enter # of memberships offered @ $50 per year 
      

Property manager to subsidize (75%) transit passes for one car tenants Enter # of weekly transit passes offered 
      

Property management to subsidize (75%) transit for on-site employers Enter # of weekly transit passes offered 
      

Property manager to subsidize (75%) passes for tenants to give to customers Enter # of weekly transit passes offered 
      

Property manager to offer links to SANDAG rideshare / iCommute / RideMatcher Enter # 1 if offered 
      

Pay in-lieu fees for parking structure or lots Enter # of in-lieu spaces paid for @ $10k each 
      

       

Total Parking Bonus Points  

 
 
 
 
 

OR 

 
 
 

 
ASSUMPTIONS ** The bonus program can not occur without the parking management district 

* State legislation requires parking reductions in transit areas, unless an alt. bonus program (such as this) is offered. *** Requires developer, prop. manager or owner to provide a PTDM report every 5 year 

5 

 

Total Voluntary Parking Bonus Points from Above ** 

Originally Proposed # of Units without Parking Bonus 

Adopted Residential Parking Required 

Calculated Residential Parking Rate 

Adopted Non-residential Parking Required 

Total Pre-bonus Parking Requirement 

Maximum Bonus Units (50% of Proposed Units) 

Total Number of Units with Bonus Points Applied 

Calculated Increase in Units 

Resulting Parking per Unit 

 

Total Voluntary Parking Bonus Points from Above ** 

Originally Proposed # of Units without Parking Bonus 

Maximum Bonus Units Allowed (50% of Proposed Units) 

Bonus Points Converted to Units ( Do Not Count Over Limit Above) 

New Total Units using Bonus Units 

Adopted Residential Parking Required for Base Condition 

Calculated Parking per Unit Rates with Bonus 

Calculated Decrease in Parking 
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LEVEL 3 
Rezones, 

Conditional Use 
Permits, Plan 
Amendments 

 
 
 

LEVEL 2 
Requests for 

Variances, Guideline 
Exceptions 

and Bonuses 

 
 
 

LEVEL 1 
No Requests for 

Variances, Exceptions 
or Bonuses 
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Downtown Parking Action Plan 

Introduction 

National City’s dense and compact urban form makes it a suitable environment for mixed-use 

and pedestrian friendly-development, and the urban core is well-served by multi-modal 

transportation options including public transit service that allows for many local and regional 

trips to be made without a car. National City desires to build on these existing assets and 

investments by pursuing “smart growth” planning and infrastructure policies to incentivize 

development patterns that are more environmentally and financially sustainable. By 

encouraging new development to occur around existing public transit nodes and bike/pedestrian 

infrastructure, National City is endeavoring to better accommodate projected future growth while 

minimizing quality of life impacts (e.g. traffic congestion) and fiscal impacts (e.g. new road 

infrastructure) associated with conventional, auto-dependent, sprawling development. 

 
In order to achieve its smart growth vision, the City is undertaking a number of initiatives, 

including preparation of a comprehensive Parking Management Plan as part of an update to the 

Downtown Specific Plan. In order to provide a proactive approach to parking management for 

Downtown National City, the following Parking Action Plan or “PAP” has been prepared to 

initiate the first phase of implementation. The PAP is designed as a two-year parking pilot 

program that considers unique local conditions and national best practices to address existing 

and future parking demand. 

 
PAP Strategies 

The following parking management strategies are recommended for implementation over the 

next two years as part of a pilot program for Downtown National City: 

 
Parking Enforcement 

 
 Route Management – develop a schedule to maximize coverage and frequency 

considering existing staff resources and hierarchy of duties to ensure consistent and 
efficient enforcement 

 
 Enforcement Technology – purchase new electric parking enforcement vehicle equipped 

with license plate recognition technology to provide more efficient parking enforcement 

 
Parking Capacity 

 
 Angled Parking – convert parallel parking to angled parking to increase parking capacity 

 

 Oversized Vehicle Parking Prohibitions – prohibit oversized vehicle parking on Roosevelt 
Avenue to increase parking capacity for employees and customers of local business and 
future residents 

 
Parking Utilization 

 
 Online Permit Parking Management System – implement online system to better 

facilitate issuance of parking permits, customer service and database management 
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 Residential Permit Parking – expand residential permit parking zones within the 
neighborhoods north and south of E. 8th Street to reduce spillover parking from 
businesses along E. 8th Street 

 
 Parking Meters – install single space parking meters on E. 8th Street between National 

City Blvd and “D” Avenue, and “A” Avenue between E. 7th Street and E. 9th Street to 
increase parking turnover for local businesses and allow for more efficient enforcement 

 
Parking Enforcement 

Consistent and efficient parking enforcement is critical to ensuring an effective parking 

management system. Inconsistent time restricted parking zones and lack of new technology 

has negatively impacted parking enforcement in Downtown National City. National City parking 

enforcement officers have recently transitioned to using handheld devices to expedite the 

process of issuing citations. The PAP recommends upgrading to the latest technology that links 

the handheld devices to an intuitive backend system to automate the citation process. 

 
In addition, the PAP recommends purchasing a new electric parking enforcement vehicle 

equipped with license plate recognition (LPR) technology. LPR technology allows for more 

efficient parking enforcement by simply scanning license plates and time stamping the images 

to verify whether or not parked vehicles have exceeded posted time restrictions. This 

technology, coupled with the new handheld devices and backend system, will allow parking 

enforcement officers to cover more zones in less time to ensure frequent, efficient enforcement. 

 
Parking Capacity 

Recent parking surveys within the residential neighborhoods north and south of E. 8th Street 

identified opportunities to expand parking capacity by converting parallel parking to angled 

parking. The PAP recommends striping angled parking on one side of the street consistent with 

the locations illustrated in Figure 1, which would result in a net gain of approximately 220 

on-street parking spaces. 

 
As illustrated in Figure 2, the PAP also recommends prohibiting oversized vehicle parking on 

Roosevelt Avenue to increase parking capacity for employees and customers of local business, 

and future residents. 

 
Parking Utilization 

Maximizing parking utilization is a key component to a successful parking management 

program. The approach consists of implementing a variety of parking strategies to increase 

access to local businesses during the day, while providing overnight parking for residents after 

business hours. The PAP recommends implementing parking meters in business districts, 

combined with time restricted parking zones within one block of the meters and residential 

permit parking for the surrounding neighborhoods. These strategies should be implemented 

simultaneously, and only after ensuring appropriate resources are in place to provide consistent 

and effective enforcement, in order to ensure a successful pilot program. 

 
The locations for installation of single space parking meters are illustrated in Figure 3. Single 

space parking meters are warranted based on the results of recent parking surveys which 
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indicate existing parking occupancy ratios of 80% or greater during peak periods. Figure 4 

illustrates the proposed locations for expansion of residential permit parking. 

 
The PAP also recommends implementing an online permit parking management system to 

better facilitate issuance of parking permits, customer service and database management. The 

residential parking permits would be digitally linked to the LPR system using the license plates 

as the identifier. This will allow for more efficient enforcement and management. 

 
A fee structure for the meters and residential parking permits will be established based on 

review of similar programs implemented by other cities in the San Diego region, while taking into 

account unique local conditions and national best practices. The establishment of residential 

permit parking district boundaries and fee structures for meters and permits will be presented as 

part of a new parking ordinance for the Downtown Specific Plan Area, which will go through a 

formal public hearing process. 

 
Public Outreach 

Extensive data collection (referenced above) and public outreach activities such as public 

surveys, City Council presentations, workshops and open house events, have been provided as 

part of the Downtown Specific Plan Update, which also includes preparation of a comprehensive 

Parking Management Plan. These efforts have led to the development of the PAP as a pilot 

program to evaluate implementation of new parking management strategies for National City’s 

Downtown. Additional research, data collection and public outreach will continue as part of the 

pilot program. 

 
PAP Implementation Schedule 

As previously stated, the PAP pilot is anticipated to be a two-year program. All of the parking 

management strategies outlined above will be phased in during the first year, which provides for 

a minimum of one full year of evaluation to determine the effectiveness of the program. Those 

elements of the PAP such as adopting fee schedules and establishing residential permit parking 

district boundaries, which require subsequent City Council action, will go through the 

appropriate public notification and hearing processes. 
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Figure 1 – Locations for Conversion of Parallel Parking to Angled Parking 
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Figure 2 – Locations for Oversized Vehicle Parking Prohibitions 
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Figure 3 – Locations for Single Space Parking Meters and Time Restricted Parking 
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Figure 4 – Locations for Expansion of Residential Permit Parking 
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Chapter 1 Introduction 

The Westside area, also known as Old Town, is 
an area bordered on the west by Interstate 5 and 
the east by Roosevelt Avenue stretching from W. Plaza 
Boulevard south to W. 24th Street (Figure 1.1). During 
the early development of National City, small single 
family homes were constructed in Old Town. Many of 
these early homes constructed around the turn of the 
century still remain. After World War II, to encourage 
economic development, industrial uses were permitted 
in the area. 

 
In the 1980s and 1990s, Westside residents grew more 
concerned about the impact industrial activity had on 
their quality of life. The City Council responded by 
adopting stricter development standards, invoking a 
commercial/industrial building construction moratorium, 
and amending the Land Use Code to require a 
Conditional Use Permit for auto paint/body shops and 
to offer greater flexibility for expanding nonconforming 
single-family homes . In addition, the 1996 General 
Plan Update established new land use designations of 
Light Manufacturing – Residential (ML-R) to reinforce 
the residential orientation of the Westside. (Figure 1.2) 

 
Today, auto services, light manufacturing, and 
warehouses are interspersed throughout the residential 
community. This mixture of land uses has resulted in 
community concerns related to traffic, parking, 
noise, air quality, and hazardous materials 
exposure. 

 
Reacting to community concerns, the Council embarked on the preparation of a specific 
plan in 2005. At various public forums and council meetings, the community expressed 
concerns that conflicting land uses were impacting health and welfare of the residents, 
students, and visitors. The purpose of the plan was to comprehensively address 
environmental and land use issues and to offer opportunities for more cohesive land use 
patterns and future development and redevelopment. The result of this effort is this 
Westside Specific Plan reflecting vision and aspirations of the community. 
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1.1 Vision and Guiding Principles 

The future Westside is envisioned as a vibrant, 
residential community with supporting retail 
services and employment and where children 
can walk to schools and parks. The Specific 
Plan provides for a mixture of neighborhood 
serving commercial, service, and office uses, 
while retaining many of the turn-of-the-century 
homes reflective of the character of the 
Westside. Enhanced streetscape with 
decorative lighting, benches, enhanced 
crosswalks, and traffic calming amenities would 
encourage walking within the community, to the 
transit station, Kimball Park, the library, and 
downtown. 

 
Land use and transportation have a strong 
influence on people’s lifestyles and in 
promoting healthy communities. Land use 
arrangements and combinations that provide 
access to daily needs, conveniences and 
employment in a safe, inviting and walkable 
environment create the underpinnings for 
increased physical activity. Easy and 
convenient access to transit and other non-auto 
modes of travel, especially between residential 
and employment centers, reduces auto usage, 
congestion and the attendant impacts to air 
quality. Auto emissions are the single largest 
source of air pollution, and air quality is a major 
environmental health factor. In addition, the 
availability of safe, convenient and connected 
walking paths, trails and bikeways, and 
neighborhood-based park and recreational 
options, also promote physical activity and 
exercise. 

 
This Specific Plan establishes principles, 
programs, and standards for land use, development, and public improvements for the 
Westside area. It is the result of a collaborative effort by the community, interested and 
concerned groups, and business owners to revitalize the Westside and improve the 
quality of life for its residents. 

 
A series of community workshops evolved over a period of three years. During this time, 
the community collaborated on and agreed to a central vision and four guiding principles 
as follows: 
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Central Vision: 
Reestablish the Westside as a safe, healthy, and vibrant neighborhood where people 
engage in community life. 

 
Guiding principles: 
1. Respect and encourage single-family homes and small residential development. 

2. Improve environmental health conditions for residents in the area. 

3. Limit uses adjacent to Paradise Creek to restoration, passive recreation, and open 
space. 

4. Enhance pedestrian safety and promote the walkability of the community. 
 

The vision and guiding principles together serve as the framework for the development 
goals, programs, and standards established in this Specific Plan. Achieving this vision 
involves returning residential-turned-industrial properties to homes. The addition of 
markets, schools, churches, and open spaces will enrich the neighborhood. Paradise 
Creek, through habitat restoration, the educational park, and compatible land uses on 
adjacent properties, will become an important source of neighborhood pride and 
enjoyment. 

 
While this vision accommodates phasing out businesses that currently conflict with and 
disrupt residents’ daily living, compatible commercial, office, and retail activities will be 
allowed on the perimeter of the residential core, including strategic areas adjacent to I-5, 
Mile of Cars Way, and National City Boulevard. In addition, small neighborhood-oriented 
markets will be allowed in the residential core. A successful neighborhood also relies on 
a safe and efficient pedestrian environment where people enjoy walking from their 
homes to community activity centers, schools, shopping, parks, and transit. 

 
Implementation strategies specific to the conservation and educational opportunities of 
Paradise Creek Educational Park include the following: 

 
1. Support continued enhancement and restoration of Paradise Creek within the 

Specific Plan Area in recognition of its environmental and aesthetic values. 

2. Maintain buffers around the creek within the Specific Plan Area to protect water 
quality and natural habitat for wildlife. 

3. Explore opportunities for expanding visitor and interpretive uses along the creek. 
 

4. Design new development to incorporate measures that will reduce runoff pollutants 
draining into the creek. 

 
5. Improve the pedestrian and bicycle connection along Paradise Creek. 

 
6. Create additional neighborhood park space for more active recreational uses. 
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7. Expanding the Paradise Creek Educational Park north to W. 18th Street and south to 
W. 22nd Street within the Specific Plan Area and include habitat restoration and 
extend the pedestrian trail. 

 
8. If redevelopment occurs on properties traversed or abutted by the northern 

channelized segment of Paradise Creek, consider restoring the creek to natural 
habitat consistent with downstream portions within the Paradise Creek Educational 
Park. 

 

1.2 Planning Process 

A series of well-attended community workshops served as the forum for exploring issues 
and building consensus on a planning framework. Four workshops and three City 
Council meetings, which included Spanish translated materials and live Spanish/English 
interpretation, were conducted. 

 
 Workshop #1, February 16, 2005: 

The purpose of the workshop was to allow an opportunity for the participants to identify 
concerns and recognize opportunities. 

 Workshop #2, August 31, 2005: 

The participants reviewed suggested Guiding Principles, offered input on ideas and plan 
components. Alternatives for several different land use plans were explored. 
Participants provided feedback on alternatives for Paradise Creek, residential 
development densities, land use plans, and desirable types of commercial land uses 
(See Appendix A) 

 Workshop #3, March 29, 2006: 

The participants reviewed the revised Guiding Principles plus provided input on 
preferred building heights. The Environmental Health Coalition presented ideas for 
neighborhood revitalization. 

 Workshop #4, September 20, 2006: 
 

The participants provided feedback on the draft land use concept map. 
 

 Council Workshop, November 20, 2007: 
 

The City Council provided staff with direction on changes to the draft land use concept 
map. 

 
 Council Update, March 4, 2008: 

 
Staff provided an update to Council on the status of preparing the Environmental Impact 
Report (EIR) for the Specific Plan. Council provided staff with direction on modification to 
the map boundaries, height limits, and transportation oriented development concepts. 
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 Council Update, March 18, 2008: 
 

Council provided additional clarification on the map boundary changes and land use 
direction of March 4, 2008. 

 
 Environmental Impact Report, Notice of Preparation (NOP) , July 30, 2008: 

 
Presentation by the consultant team preparing the Environmental Impact Report 

 
Over the course of the preparation of the Specific Plan, a number of reports and efforts 
were undertaken including the following: 

 
 Market Analysis for the Westside Study Area (December 17, 2004), Socioeconomic 

Analysis for Westside Study Area (December 20, 2004), and Projections of Market 
Demand for Land Uses in the Westside Study Area (May 11, 2005) 

 Draft Limited Site Reconnaissance and Regulatory Records Database Review for 
Hazardous Materials (October 18, 2004) 

 Draft Existing Conditions Analysis (summarized in Chapter 2, Opportunities and 
Constraints). 

 

 Transportation Oriented Design Study conducted by the Technical Advisory 
Committee of Urban Land Institute (completed June 2008) 

 

1.3 Purpose and Intent 

The Westside Specific Plan has been prepared to address future development and 
redevelopment patterns in the Project Area and to set forth amortization guidelines for 
incompatible uses. Under the Sections 65450 through 65457 of the California 
Government Code and the State General Plan Guidelines, a specific plan may be used 
to implement a general plan and its policies/programs. Specific plans must be consistent 
with the applicable elements of the jurisdiction’s general plan. Specific plans may be 
used to develop policies, programs and regulations to implement the General Plan. 

 
California Government Code Section 65451(a) defines the following requirements of a 
specific plan: 

 
1. The distribution, location, and extent of the uses of land, including open space within 

the area covered by the plan. 
2. The proposed distribution, location, and extent and intensity of major components of 

public and private transportation, sewage, water, drainage, solid waste disposal, 
energy, and other essential facilities proposed to be located within the area covered 
by the plan and needed to support the land uses described in the plan. 

3. Standards and criteria by which development will proceed, and standards for 
conservation, development, and utilization of natural resources, where applicable. 

4. A program of implementation measures including regulations, programs, public 
works projects, and financing measures necessary to carry out paragraphs (1), (2), 
and (3). 
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Pursuant to Section 65451(b), a specific plan shall include a statement of the 
relationship of the specific plan to the general plan. 

 

1.4 Applicable Plans and Policies 

The Specific Plan interfaces with twothree City documents that direct and regulate land 
use and development: the General Plan and, Land Use Code, and Redevelopment Plan 
for the National City Redevelopment Project. The Downtown Specific Plan (DSP) is also 
related; while not directly applicable to lands within the Westside Specific Plan Area, the 
DSP establishes the development vision and urban form for the adjacent downtown 
area. 

 
1.4.1 General Plan 

 
The General Plan, most recently updated in 19962023, establishes a citywide “blueprint” 
for future growth and development. The General Plan sets forth land use designations 
and policies in the areas of urban development, housing, economic development, and 
public services and facilities with relevancy for future development in the Westside. The 
land use designation for the Westside depicted on the Combined General Plan/Zoning 
Map is primarilyis primarily Light Manufacturing-Residential. Kimball School, Paradise 
Creek, and the Public Works Yard are designated as Civic Institutional – Open Space. 
The area south of Mile of Cars Way is Light Manufacturing – Planned Development. The 
existing development reflects single-family and multi-family residences and industrial 
and office uses for the area south of W. 24th Street. 

 
The following General Plan policies and implementation actions have implications for 
future land use, public improvements, and development in the Westside neighborhood, 
helping to establish the framework for this Specific Plan. 

 
Overall Urban Framework (Chapter II) 
 Encourage the preparation and implementation of specific plans to guide 

development in areas that have particular importance due to their location, 
characteristics, or potential for new development. Examples of such places include: 
The block in the MLR zone between 18th and 19th Streets, east of Harding and west 
of Wilson Avenues, required by adopted ordinance for commercial or industrial 
building. (St. Anthony’s Church site) (Implementation Action 4, pp. 14). 

 The City should encourage and participate in efforts to remove or relocate uses that 
are incompatible with surrounding properties (Implementation Action 8, pp. 15). 

 
Natural Setting (Chapter III) 

 
 Wetlands and natural environmental habitat will continue to be protected from 

development. (pp 19) 
 

Housing (Chapter IV) 
 To promote a higher rate of homeownership, the infilling of vacant lots with single- 

family homes will be encouraged (Production Policy X, pp. 26). 
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 Continue to evaluate residential neighborhoods for preservation or need for change. 
(Other Implementation Action 16, pp. 34). 

 Continue to evaluate older commercial and industrial uses for the possibility of 
replacement with housing (Other Implementation Action 17, pp 34). 

 
Economic Development (Chapter V) 
 Consider further controls on manufacturing uses in the Westside neighborhood, such 

as additional standards or restrictions on where new businesses should be located 
(Implementation Action 21, pp 41). 

 Consider program actions to relocate existing businesses from areas where they 
may be determined incompatible with existing residential use (Implementation Action 
22, pp 41). 

 
Public Services and Facilities (Chapter VI) 
 Efforts for restoration of Paradise Creek (particularly in the area southwest of Kimball 

School) shall be encouraged (Recreation Policy J, pp 44). 

 The City will identify and implement necessary and desired pedestrian improvements 
with a special emphasis on providing safe access for schools, parks, shopping 
districts, and other appropriate facilities (Transportation and Circulation Policy R, pp 
44). 

 The presence of hazardous materials in National City will be monitored to protect the 
health and safety of City residents. (Public Safety Goal BB, pp 45) 

 Encourage efforts to obtain grants for park and recreation proposals, including 
Paradise Creek restoration. (Recreation Implementation 15, pp 50) 

 Encourage pedestrian-oriented design. (Recreation Implementation 35, pp 52) 

 Update the comprehensive drainage study completed for the City and monitor the 
need for drainage improvements, including consideration of the following: (1) 
Correction of flooding near National City Boulevard and 18th Street; and 
(2) Correction of flooding near 24th Street and I-5 (Other Services and Facilities 
Implementation Action 63, pp 55). 

 
Housing Element (Adopted August 2021December 2007) 

 
 Encourage the development of a diverse housing stock that can meet the needs of National 

City residents of all ages, abilities, and incomes. (Goal 1, p. 113) 
 

 Encourage and facilitate the construction of new housing consistent with the City’s RHNA 
allocation. (Goal 2, p. 113)  
 

 Conserve the affordability of the existing housing stock and pursue strategies to address 
displacement. (Goal 3, p. 114)  
 

 Enhance the quality of National City’s existing neighborhoods. (Goal 4, p. 114) 
 

 Promote and implement fair housing practices and equal access to housing opportunities for 
all income levels. (Goal 5, p. 114)  
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 Support programs for housing vulnerable and special needs populations. (Goal 6, p. 114) 

 
 Promote an economically viable, environmentally conscious, and socially equitable land use 

and development pattern. (Goal 7, p. 115) 
 

 Encourage the development of residential units in National City’s mixed-use corridors and 
districts. (Program 22, p. 125)  
 

 Encourage the development of lower- and moderate-income units, especially on sites 
identified in the site inventory. Prioritize capital improvements in these areas. (Program 23, p. 
126) 

 
Maintain and enhan`ce the quality of existing residential neighborhoods in National City 
(Housing Goal 1, pp 6-2). 

 
 Explore and encourage opportunities for fulfilling some of National City’s affordable 

housing goals in the Westside (Old Town) Specific Plan Area (Policy 4.15, pp. 6-4). 
 

 Study the Land Use Code and existing land uses in the City to determine which 
neighborhoods would be appropriate for flexible development standards (parking, 
height, set-back, and yard requirements, etc.) (Housing Program 14, pp 6-13). 

Page 1253 of 1838



Westside Specific Plan 
Chapter 1 - Introduction 
March 2010 

12 

 

 

 
 

 The City will continue to explore opportunities within the Downtown and Westside 
(Old Town) Specific Plans for achieving affordable housing goals within the 2005- 
2010 planning cycle (Housing Program 18, pp. 6-14). 

 
1.4.2 Land Use Code 

 
The Land Use Code (LUC), Title 18 of the Municipal Code sets forth the specific use and 
development regulations for properties throughout the city. The provisions of the Land 
Use Code apply to the Specific Plan Area and supplement the regulations stated in the 
Specific Plan. In such cases where the Westside Specific Plan standards and LUC 
standards conflict, the Specific Plan standards apply per Section 18.10.100. In the 
Specific Plan, the most notable customized regulations for the Westside are the creation 
of new Residential (RS-4), Mixed Residential Commercial, and Mixed Office Commercial 
(MCR-1 and MCR-2) zones and an expanded Limited Commercial (CL) zone to 
implement the community vision. Design standards and guidelines are established for 
these new zones (Chapter 3). 

 
1.4.3 Redevelopment Plan 

 
The Westside neighborhood falls within the boundaries of the 1995 Redevelopment Plan 
and is therefore subject to the overall Plan. Of the adopted redevelopment goals (See pp 
4-5), the following are most relevant to Westside: 

 
 Eliminate and prevent the spread of blight including: underutilized properties and 

deteriorating buildings, incompatible and uneconomic land uses, deficient 
infrastructure and facilities, obsolete structures, and other economic deficiencies in 
order to create a more favorable environment for commercial, office, industrial, 
residential, and recreational development. 

 Expand the commercial base of the Project Area. 

 Improve public facilities and infrastructure. 

 Recycle and/or develop underutilized parcels to accommodate higher and better 
economic uses while enhancing the City’s financial resources. 

 Implement design and use standards to ensure high aesthetic and environmental 
quality, and provide unity and integrity to developments within the Project Area. 

 Promote rehabilitation of existing housing stock. 
 

 Increase, improve, and preserve the community’s supply of housing affordable to 
very low, low, and moderate income households. 

 
The goals support the overall intent of the Westside plan. Regulation of land use within 
the Redevelopment Project area is subject to the General Plan and LUC. 
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1.4.41.4.3 Downtown Specific Plan 
 

The Downtown Specific Plan (February 20172005) calls for reinforcing downtown as the 
heart of the City. The central theme of the revitalization effort is to create a momentum of 
new development that will generate a mix of office, retail, entertainment, educational, and 
high-density residential uses. Significant new activity is planned around National City 
Boulevard and 8th Street, envisioned as downtown’s “grand boulevards.” Civic life – 
anchored by Kimball Park, the Education Village, Brick Row, and the new City Library – 
plays an important role in downtown’s future. Buildout of 4,1009,448 residential units are 
recognized in the Specific Plan. From 2013 to 2021, 239 housing units were approved in 
the Downtown Specific Plan area. As of the drafting of this Westside Specific Plan, 
another 969 housing units are entitled or pending entitlement. As of 2009, 1,339 units 
were approved including 307 units complete (170 unit condo conversion and two newly 
constructed condominium units totaling 137 units). Overall, these proposed projects 
range in height from 5 stories to over 2022 stories and when completed will create a 
strong skyline for National City. This intense development will border the eastern and 
northern edges of Westside from 16th Street to Civic Center Drive. 

 

1.5 Relationship to the California Environmental Quality Act 

An Environmental Impact Report (EIR) pursuant to CEQA provides an analysis of the 
potential impacts of this Specific Plan and recommends appropriate mitigation measures 
as policies and features of the plan. 

 
The Westside Specific Plan assesses the implications of an assumed program of 
residential, commercial, office, and mixed use development. When specific development 
proposals are submitted to the City for property within the Specific Plan area, the City 
will determine whether or not the environmental effects of the proposed project are 
addressed in the Project EIR. If the City finds that the proposed project would not result 
in any additional environmental impacts that were considered in the EIR, no new 
environmental analysis would be required. 

 

1.6 Plan Organization 
 

This Specific Plan consists of seven chapters addressing the following: 
 

Chapter 1 Introduction: 
 

Chapter 1 explains the overall purpose of Specific Plan, documents the history and 
planning process, states the Vision and Guiding Principles, describes its relationship to 
other City development policy and regulatory documents, and identifies the Specific Plan 
organization. 

 
Chapter 2 Opportunities and Constraints: 

 
Chapter 2 gives a “snap shot” of the neighborhood planning context, including history, 
land use, circulation, economic, and environmental conditions, in addition to 
opportunities for improvements and development, based on research and analysis 
conducted for the Specific Plan. 
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Chapter 3 Land Use: 
 

Chapter 3 provides for the development framework of the Westside community, 
including location and types of land uses, zoning districts, and strategy for addressing 
incompatible businesses. 

 
Chapter 4 - Design Guidelines and Standards 

 
Chapter 4 sets development standards and design guidelines to ensure attainment of 
neighborhood design goals and objectives as development proceeds. 

 
Chapter 5 - Circulation and Parking: 

 
Chapter 5 defines the “Community Corridors”, focused roadway and pedestrian 
improvements, addresses neighborhood circulation and traffic safety correlated with 
neighborhood centers, parks, and transit. Parking supply – both on- and off-street –is 
also addressed. 

 
Chapter 6 Infrastructure and Public Services: 

 
Chapter 6 addresses the provision of municipal water, wastewater, and stormwater 
systems plus addresses availability of public services. 

 
Chapter 7 - Implementation: 

 
Chapter 7 details the steps necessary for implementation of the Specific Plan. 
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Chapter 2 Opportunities and Constraints 

Preparation of the Westside Specific Plan involved extensive research cataloging 
existing land uses, characterizing each parcel, and evaluating the probability of 
hazardous materials use. Theise existing conditions analysis provides a basis for 
understanding constraints and creating opportunities for future development while 
maintaining community identity. 

 

2.1 Location 

The Westside Specific Plan Area is comprised of approximately 100 acres and roughly 
460 parcels. The project area is bordered by W. Plaza Boulevard to the north, Interstate 
5 to the west, W. 24th Street/Mile of Cars Way to the south, and Roosevelt Avenue to the 
east, as shown in Figure 2.1. Its central location, adjacent to downtown National City, 
places it within a ¼ mile of Kimball Park, the Civic Center, and the new public library. 
The San Diego trolley station at W. 24th Street, contained within the plan boundaries, 
offers trolley service to the U.S. Mexico border, 10 miles to the south and to the Santa 
Fe Depot in downtown San Diego, 5 miles to the north. San Diego Bay borders National 
City, just west of I-5. The industrial, maritime and naval facilities along the waterfront 
include some of the largest employers in National City, such as Naval Station San 
Diego, Dixieline Lumber, Pasha Services, and Knight & Carver Yacht Center. The new 
National City Marina and Pepper Park are adjacent to Sweetwater Channel, to the south. 

 

2.2 History 

The Kimball brothers purchased a 26,630 acre Mexican Land Grant in 1866 which was 
to become National City, the second oldest city in San Diego County, incorporating in 
1887. In 1903, the Otay Railroad was constructed passing through downtown National 
City along National City Boulevard. Development of the area known as Old Town 
occurred around this period. Residential development – mostly homes on small lots – 
soon became occupied by the families of waterfront, farm and railroad workers. The 
district was complete with local markets and churches, and residents enjoyed proximity 
to downtown National City and the train depot, providing access and commerce links to 
the region. 

 
The San Diego and Arizona Eastern railroad groundbreaking on September 7, 1907 
opened the way for the development of areas bordering the railroad including the 
Westside. Development of the Westside consisted of primarily modest homes on small 
lots. A few markets, churches, and eventually Kimball School were established to 
support the community. In the 1920’s, National City was sold as the place “Where Rail 
and Water Meet” (National City, Kimball’s Dream by Leslie Trook, National City Chamber 
of Commerce, 1992). 
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Growth continued to occur during World War I due to the area’s proximity to the bayfront 
and downtown San Diego. In the 1960s, acting on the belief that the Westside was ripe 
with potential as a new industrial district, City leaders established zoning allowing for light 
manufacturing. Comprehensive redevelopment with industrial uses was never realized, in 
part due to the challenges of assembling small parcels. As a result, a mix of smaller- 
scale uses, such as auto repair, paint and body shops, steel fabrication, plating, and 
warehouses, became intermixed with residences. With the 1996 General Plan revisions, 
the area was rezoned to light manufacturing – residential (MLR). 

 

2.3 Existing Land Use 

Today, the Westside continues to function as a mixed residential–industrial community. 
With a 2004 population estimate of 1,457 residents with 421 single and multi-family 
households, the neighborhood remains active. Kimball School, St. Anthony’s Church, 
and Manuel Portillo Youth Center (formerly Casa de Salud) contribute to the strong 
community ties felt by many residents. While the vast majority of the neighborhood is 
developed, there are a variety of underutilized parcels plus a few vacant parcels 
dispersed throughout the neighborhood. 

 
Today, auto services, light manufacturing, and warehouses are interspersed throughout 
the community on small parcels averaging 5,700 square feet (Figure 2.2). Substantially 
larger lots with office, commercial, and industrial uses dominate south of Paradise Creek 
The negative effects of the more intense uses – overflow parking, car and truck traffic, 
noise, and public safety concerns related to hazardous materials storage and use – have 
resulted in concern that many of these uses are not compatible with a residential 
neighborhood. The proximity of hazardous materials near residences and Kimball 
School increases the risk of catastrophic accidents. The pubic concerns related to 
hazardous material exposure and potential risk to human health, as well as traffic, 
parking, noise, and air quality concerns has accelerated the preparation of the Specific 
Plan. 

 
As reflected in Table 2.1, land designated for commercial and industrial uses account for 
approximately 49% percent of the total Specific Plan Area while residential uses equate 
to 25% of the plan area and there is only 7% vacant land. 
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Table 2.1 
Acreage by Existing Land Uses 

 Current Use 

 

 
Land Use Type 

 
 

Acres 

 
 

Percent 

 
Residential 

(du) 

Residential 25.0 25.0 329 

Commercial 3.0 3.0 11 

Commercial Auto Related 6.0 6.0 1 

Office 9.0 9.0 4 

Industrial 24.0 24.0 39 

Industrial Auto Related 7.00 7.0 23 

Civic Institutional 14.0 14.0 1 

Open Space Reserve (OSR) 5.0 5.0 0 

Undeveloped / Vacant 7.0 7.0 13 

Total 100.0 100% 421 

Du – dwelling units 
 

 

In spite of the industrial presence, the neighborhood still retains a central community 
focus. Both Kimball School and St. Anthony’s Church continue to provide services for 
community interaction in the heart of the neighborhood. Paradise Creek, extending 
through the Westside, is a remnant tidal channel associated with San Diego Bay that 
runs diagonally through the southern portion of the Plan area. The traditional street grid 
system allows for convenient walking within the neighborhood and to nearby 
destinations such as downtown and Kimball Park. The 24th Street Trolley Station in the 
southern portion of plan area, offers rail service to San Diego, Mexico, and east San 
Diego County. These features serve to enhance the community. 
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2.4 Circulation 

Westside is immediately adjacent to I-5 and in close proximity to I-15 to the north and 
SR-54 to the south. Connections to I-5 on and off-ramps at W. 24th Street/Mile of Cars 
Way and Civic Center Drive, and off-ramps at Plaza Boulevard and West 8th Street, 
provide convenient regional access for drivers. 

 
The San Diego Trolley has two stations in National City, one at 24th Street within the 
plan boundary and the other at 8th Street, just to the northwest. Two major roadways, 
National City Boulevard, and 24th Street/Mile of Cars Way extend both north-south and 
east-west along the project boundary. Three underpasses directly connect the plan area 
to the waterfront area. 

 
Plaza Boulevard, Civic Center Drive, Wilson Avenue, Hoover Avenue, and West 18th 
Street are the most frequently used roadways within the neighborhood. 

 
 

 
Table 2.2 

Roadway Classifications 

Classification and Definition Roadway 

Arterial 
Major roadways providing east west circulation, 
access to major destination points, typically 
four driving lanes, often with synchronized 
signals to help traffic flow. 

 
Mile of Cars Way/ 
West 24th Street 
National City Boulevard 

Collector 
Roadways directing traffic in/out of 
neighborhoods or business districts usually 
onto arterials but sometimes to other collectors. 
Serve as alternate routes to arterials (two to 
four driving lanes). 

 
Plaza Boulevard 
Civic Center Drive 
West 18th Street 
Wilson Avenue 
Hoover Avenue 

NeighborhoodLocal 
Low-capacity, low-speed roadways providing 
access to individual properties within 
neighborhoods, usually two driving lanes. 

 
All Other Roadways 

Source: National City General Plan, 1996 
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Several north-south alleys stretch between the blocks, but many are not continuous 
block to block. The most consistent alley system is located mid-block between Wilson 
and Harding Avenues, from Civic Center Drive to W. 18th Street. 

 
As shown in Figure 2.3, operations at many intersections within the Specific Plan Area 
are managed using stop signs and yield signs. Traffic flows reasonably well through the 
street system and there appear to be no significant points of congestion with the 
possible exception of Kimball School during morning drop-off and afternoon pick-up. 
Further discussion of the Circulation network is contained in Chapter 5 Circulation and 
Parking Management. 

 
2.4.1 Transit 

 
Convenient transit via the San Diego Trolley and San Diego Metropolitan Transit System 
(SDMTS) bus service provides Westside residents, visitors, and employees with 
excellent options. The 24th Street Trolley Station is located in the southern portion of the 
neighborhood and bus stops are distributed at key intersections (Figure 2.3). A second 
trolley station lies two blocks north of the neighborhood at W. 8th Street and Harbor 
Drive, on the opposite side of I-5. While it is within reasonable walking distance of the 
northern portion of the Westside, traffic speeds of vehicles exiting the freeway 
discourage some pedestrians from walking to the transit station at W. 8th Street. 

 
Bus service throughout National City is offered by SDMTS with service to downtown San 
Diego to the north and Chula Vista and the border crossing at Tijuana, Mexico, to the 
south. Direct bus service to the trolley station is offered along W. 18th Street. Many 
buses are equipped to handle bicycle transportation as well. Further discussion of transit 
availability is contained in Chapter 5, Circulation and Parking Management. 

 
2.4.2 Pedestrian and Bicycling 

 
A traditional grid system provides opportunities for walking and bicycling. It is just a short 
walk to Kimball School, Manuel Portillo Youth Center, Paradise Creek Educational Park, 
and the 24th Street Trolley Station, Rroughly a ¼ mile or a five -minute walk; residents are 
able to walk to the City Hall, City Library, Kimball Park, the Martin Luther Kin Community 
Center, Southwestern Community College, and downtown. 

 
The City is in the process of preparingupdating aits Bicyclekeway Master Plan, which 
establishes a network of bike routes linking to regional cycling systems and 
destinations. Some of these facilities cross the Westside neighborhood (see Figure 2-
2). Bicycle lanes (Class     II) are proposedcan be found along W. 18th Street, and  
Wilson Avenue, Coolidge Avenue, Hoover Avenue, and Civic Center Drive. 
Additionally, W. 24th Street. Bicycle Routes (Class III) are found proposed along Plaza 
Boulevard and Mile of Cars Way.Civic Center Drive and Roosevelt from W. 8th Street 
to W. 18th Street. 

 
WalkSanDiego, conducted a walk audit inon August 20, 2005. WalkSanDiego is a 
nonprofit organization dedicated to enhancing the livability of communities by making 
walking a safe and viable choice for people of all abilities. Westside residents identified 
ideas and priorities for improving the neighborhood pedestrian environment during this 
workshop. The walk audit revealed that there was interest in walking to transit, school, 
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church, and shopping however, due to the condition of the sidewalks and the lack 
landscaping to 
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improve the walking experience, the desire to walk was lessened. Further discussion of 
the pedestrian and biking opportunities is contained in Chapter 5, Circulation and 
Parking Management. 

 

2.5 Open Space and Recreation 

The Specific Plan identifies opportunities for passive and active open around the area of 
Paradise Creek and Kimball School. A multi-family development is being planned for the 
areas both east and west of the creek and within the Public Works Yard. As these plans 
progress, pathways, active and passive recreation will be incorporated in the plan 
(Chapter 3, Transit Oriented Development). 

 
As redevelopment progresses in the Plan Area, additional open space areas may be 
created such as small pocket parks or by combining open space requirements for more 
than one development in order to gain larger recreation areas. 

 
Kimball School, on the south side of W. 18th Street, provides active sports activities for 
its elementary students. Active recreational and organized sport activities are also 
offered at Kimball Park, just across National City Boulevard to the east, between E. 12th 
Street and E. 16th Street. Contained within Kimball Park are playing fields, a playground, 
a skate park, and a community center. Completed in 2004, a City Library was 
constructed along the southwest corner of the Park. The old library, adjacent to the 
Martin Luther King Community Center, is being refurbished as a culture and arts center. 

 

2.6 Paradise Creek 

Paradise Creek is recognized as a valuable wetland resource by the City and is 
proposed to be preserved within an open space easement for its entire length in the plan 
area. The watercourse flows northeast to southwest in the eastern portion of the 
Westside (see Figure 2.3) providing drainage for a 1,190-acre watershed into the 
Paradise Marsh, then the Sweetwater River and ultimately San Diego Bay. 

 
The creek serves as a valuable resource from water quality, wildlife habitat, and 
aesthetic perspectives. Over time the stream has degraded due to polluted runoff, 
sedimentation, trash, and invasive, nonnative species. Nevertheless, the creek corridor 
supports functioning southern coastal marsh habitat in bands ranging from 6 to 20 feet 
on either side of the open water stream. Healthy stands of cordgrass, pickleweed, and 
other wetland plants grow in and along the water’s edge. A variety of bird species 
including the great blue heron, common egret, black phoebe, and willet, are prevalent 
within the creek corridor. The creek is also an important “filter” for pollutants that enter 
the watercourse from upstream commercial and industrial uses. 

 
Paradise Creek is recognized by the State Water Resources Control Board (SWRCB) as 
an Environmental Sensitive Area (ESA). ESAs are areas in which plant or animal life or 
their habitats are either rare or especially valuable because of their special nature or role 
in an ecosystem and which could be easily disturbed or degraded by human activities 
and development. The SWRCB designates ESAs as a development category to be 
subject to the Standard Urban Stormwater Mitigation Plan (SUSMP) and stipulates 
threshold development size and/or alteration criteria that will trigger the requirements. 

Page 1265 of 1838



Westside Specific Plan 
Chapter 2 – Opportunities and Constraints 
March 2010 

24 

 

 

 
 

The threshold criteria are either the creation of 2,500 square feet of impervious surface 
or increasing the imperviousness of a proposed project site by 10 percent above its 
natural condition. Development projects subject to SUSMP requirements must consider 
alternative site design approaches and institute source controls (i.e., methods to keep 
pollutants out of contact with stormwater), structural treatment devices, or stormwater 
best management practices. 

 
A wetland delineation was conducted previously for a 
portion of Paradise Creek that was affected by the 
Paradise Creek Educational Park (Tierra 
Environmental Services, 2000). That delineation 
concluded that, despite its disturbed, linear nature and 
location within an urbanized setting, Paradise Creek is 
a regional wetland resource of moderate to high 
ecological value. 

 
2.6.1 Educational Park 
Kimball School teachers and Westside residents took 
notice of both Paradise Creek’s environmental value 
and the deteriorating state of its ecosystem. This led 
to the grass-roots effort to create the Paradise Creek 
Educational Park, which encompasses approximately 4 
acres. After nearly a decade of research, planning, 
grant acquisitions, and cleanup, the park officially 
opened in spring 2007. The park includes: 

 
 1,500 linear feet of restored Paradise Creek and 

upland habitat (southern coastal marsh) 

 Interpretive trail system including elevated boardwalks over wetland areas 

 Outdoor learning lab and amphitheatre adjacent to Kimball School 
 

Closely aligned with the park is the community-based nonprofit Paradise Creek 
Educational Park, Inc. (PCEPI). The PCEPI was formed in 1999 to provide educational 
opportunities for students, residents, and visitors. PCEPI interpretive programs have 
included bird watching, bike trips, scientific study, and environmental education, 
particularly in conjunction with Kimball School. 

The City will continue to collaborate with community members and resource agencies to 
explore opportunities for expanding the Paradise Creek Educational Park. Priority will 
be given to expanding restoration efforts and extending the trail system in the creek 
corridor within the Specific Plan Area. While priority should be given to the unchanneled 
creek corridor from approximately W. 18th Street south to W. 22nd Street, “daylighting” 
the channelized portion north of W. 18th Street could be considered in the future by 
removing the concrete channel and recreating a natural streambed. 

 
Success of the Paradise Creek Educational Park and potential restoration of the 
remaining creek corridor in part relies on increasing compatible uses on the adjacent 
banks. In past years, the community has had concerns about industrial uses releasing 
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hazardous materials that potentially contaminate runoff draining into Paradise Creek. 
Reducing industrial uses around the creek and park area will help contribute to the 
success of restoration efforts. 

 

2.7 Historic Resources 
 

Westside is one of the oldest neighborhoods in National City. Of the 329 residential 
structures over 164 were constructed between 1909 and 1962. A number of additional 
structures were constructed prior to 1909, but no records exist for those units. Several of 
these historic structures include three churches, the First Christian Spiritualist Church 
located at 1206 Coolidge Avenue, St. Anthony’s of Padua Church at 1816 Harding 
Street, and the Roman Catholic Church at 410 W. 18th Street. 

 
Many of the structures have been compromised by additions and alterations not 
consistent with its architectural style and by overall deterioration. A historic structure 
may be considered historically or culturally significant if it meets the criteria for listing on 
the California Register of Historical Resources (Pub. Res. Code Section 5024.1, Title 14 
CCR, Section 4852). This criteria includes a determination that the resource: 

 
1. Is associated with events that have made a significant contribution to the broad 

patterns of California history, and cultural heritage; 
2. Is associated with the lives of persons important in our past; 
3. Embodies the distinctive characteristics of a type, period, region or method of 

construction, or represents the work of an important creative individual, or possesses 
high artistic values; or 

4. Has yielded, or may be likely to yield, information important in prehistory or history. 
 

The City has protected many historic structures throughout the city by identifying them 
on a historic sites list. Listing on the historic sites list requires Council approval and 
demolition of any resource on the list would require Council approval as well. To date, no 
properties in Westside have been designated for listing on the historic sites list. Further 
evaluation to determine the historic significance of the structures over 50 years old may 
be warranted. 

 

2.8 Hazardous Materials Assessment and Emission 

Many of the industrial businesses, such as auto body and paint, auto service, metal 
shops, construction, and manufacturing operations use and store hazardous materials. 
A comprehensive Hazardous Materials Assessment for the neighborhood was prepared 
by Environmental Business Solutions. The assessment focused on businesses reported 
to have hazardous materials and petroleum products in significant concentrations, or 
where there was the potential for exposure and risk due to contaminant migration (e.g., 
soil vapor inhalation or groundwater ingestion). This assessment did not address 
nuisance issues related to industrial uses, which are also an important consideration in 
planning the future land use mix in Westside. 

 
The Hazardous Materials Assessment involved a regulatory records database review 
and limited site reconnaissance. Observations of possible use and storage conditions of 
hazardous materials were made for those businesses reported to use and store 
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hazardous materials and/or petroleum products, generate hazardous waste, and/or have 
aboveground or underground storage tanks. The records search indicated various 
reports of handling and disposal violations. 

 
Due to access constraints (access agreements with the site owners are not practicable 
for a planning area of this size and the hazardous materials consultant did not have 
access to site buildings and improvements), the site reconnaissance was limited in 
nature and not conducted in accordance with the American Society for Testing and 
Materials standard. Despite these constraints, each facility observed was given a 
category number based on the general observations made during the reconnaissance. 
These categories are summarized in Table 2.3. 

 
The Hazardous Materials Assessment should only be considered a general 
characterization of hazardous materials issues within Westside since there was limited 
access. Comprehensive conclusions regarding the safety and hazards on individual 
properties is not available at this level of study. Additional site-specific hazardous 
materials investigations will be necessary to determine the appropriate management and 
cleanup steps for individual properties. In addition, because the use and management 
of hazardous materials are unique to individual businesses, it is not possible to 
categorize one type of use as being a more prominent hazardous materials emitter or to 
draw specific conclusions about which specific land use types are most problematic. 
However, due to the number of businesses that store, accumulate, transport, or dispose 
of hazardous materials, there is a cumulative impact on the community, which is 
problematic in itself. 

 
2.8.1 Hazardous Materials Regulations 

 
When there is potential for hazardous materials contamination, based on historic and 
existing land use activity, adjacent land use activity, and information contained in the 
Hazardous Materials Assessment form (Appendix C) Phase I Environmental Site 
Assessments (ESAs) must be conducted. These site assessments require permits and 
inspections from the County of San Diego’s Dept. of Environmental Health (DEH) and 
the Regional Water Quality Control Board (RWQCB). 

If the Phase I ESA indicates that contamination is likely present on the property, then 
additional investigation and possibly remediation will be required by the City. In addition, 
if contamination is identified on a proposed project site, depending on the nature of the 
contamination, a health risk assessment may be required to assess whether workers 
and the general public will be protected from exposure to hazards. When the 
investigation and remediation activities are completed to the satisfaction of the DEH, 
they will issue a closure letter indicating that further investigation and remediation of the 
site is not required, based on current site conditions. 

The Polanco Redevelopment Act, California Health and Safety Code Section 33459 et 
seq., in broad terms, provides the National City Redevelopment Agency with the 
authority to take "any action necessary" to remedy or remove a release of hazardous 
substances on, under, or from any property within an identified redevelopment area, 
such as Westside. Such action may include acquiring reports on environmental 
conditions at the property, issuing demands for cleanup and abatement, acquiring the 
property through use of eminent domain, and performing necessary remediation at the 
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property (including the recovery of costs and fees associated with such remediation). 
The Polanco Act also permits the Redevelopment Agency to contract with third parties to 
acquire and/or undertake cleanup of property. One of the primary benefits of the 
Polanco Act is that, upon completion of remediation under an approved remediation 
plan, the statute provides eligible parties with immunity from environmental liability for 
issues addressed in the cleanup plan. Parties eligible to receive such immunity include 
the Redevelopment Agency and any party that (1) enters into an agreement with a 
redevelopment agency for redevelopment of the property, (2) purchases the property 
after a party has entered a redevelopment agreement with a redevelopment agency, or 
(3) provides financing to either of the developers of the property. 

 
An important indicator of the types of businesses that generate and use the largest 
amount of hazardous materials is the presence of businesses that have active 
Hazardous Materials Business Plans, as required by the County of San Diego (DEH). 

 
 

 
Table 2.3 

Observation Categories from Hazardous Materials Assessment 

 
 
 
Category 

 
 
 

Description 

Likelihood of a 
Recognized 

Environmental 
Condition1 

1 Not sufficient information to assess the 
likelihood of a recognized environmental 
condition. 

Inconclusive 

2 Hazardous materials, wastes, or petroleum 
products not observed. 

Low 

3 Use, storage, and/or generation of 
hazardous materials/wastes and/or 
petroleum products was observed and 
features of concern were not observed. 

Low to Moderate 

4 Use, storage, and/or generation of 
hazardous materials/wastes and/or 
petroleum products was observed and 
features of concern were observed. 

Moderate 

5 Facilities where groundwater monitoring 
wells were observed. 

Moderate to High 

1 Recognized environmental conditions include the presence or likely presence of hazardous substances 
or petroleum products on a property that indicate an existing release, a past release, or a material 
threat of release of any hazardous substances or petroleum products into structures on the property or 

  into the ground, groundwater, or surface water on the property.  
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The majority of the Hazardous Materials Business Plans have been issued for the 
following types of businesses: 

 
 Automotive body and repair shops 
 Machine shops 
 Welding and ironworks operations 
 Fabrication Shops 
 Laboratories 

 
In addition, the San Diego Air Pollution Control District (SDAPCD) requires a permit to 
operate any business that may emit air contaminants from nonvehicular sources. 
Hazardous air emissions, particularly emissions from automotive body and paint shops, 
have been cited by the community as the existing environmental condition that is most 
problematic from a health and safety perspective. 

 
Based upon review of existing permits on file with the County and the SDAPCD and a 
general comparison with on-the-ground uses and conditions, it is very likely that there 
are businesses that may not be complying with existing hazardous materials permit 
regulations. For example, records of auto body and paint shops that currently have 
Hazardous Materials Business Plans on file with the County were compared to observed 
auto body and paint businesses. Through these observations, it was determined that 
several existing automotive repair, service, and detail shops are operating without a 
Hazardous Materials Business Plan. While it could be possible that some of these 
businesses do not use or store materials in quantities requiring a permit from the 
County, it is reasonable to conclude that some businesses are not complying with 
existing regulations. This suggests that greater enforcement of requirements for 
Hazardous Materials Business Plans could help alleviate some concerns about public 
health. 

 

2.9 Market Demand Projections 

An important consideration in planning the Westside’s future is the market support for 
privately initiated new development. Appendix B contains studies by Economic 
Research Associates documenting the market demand analysis and development 
projections prepared for the Specific Plan. Projections for new residential, industrial, 
office and retail development are summarized in Table 2.4. 

 
In summary, the Westside is in a position to capture a share of subregional demand for 
multiple land uses because of it’s: 

 
 Accessibility and visibility to I-5, 

 Proximity to job concentrations in National City, western Chula Vista, downtown San 
Diego, and the waterfront, and 

 Inherent neighborhood attributes. 
 

New residential development perhaps has the strongest potential due to the regional 
housing shortage and the opportunity for multiple product types that are affordable to the 
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market. Speculative, multi-tenant office potential is limited because of regional 
competition and the City’s positioning of downtown National City. However, certain sites 
in the study area, especially near the 24th Street Trolley Station, may be attractive to 
some institutional users. Potential demand exists for light industrial space for small 
businesses given the diminishing supply of this type of space in the region’s central 
areas, even though the consumer and business base is growing. 

 
 

 
Table 2.4 

Projected Potential Market Demand for New Development1 

 Potential Incremental 
Market Demand 

Total 

Land Use 2004-2010- 2010-2020- 2020-2030- 2004-2030- 

Housing (units) 113 175 192 480 

Industrial (sf) 95,756  
130,718 156,383 382,857 

Office (sf) 2,781 5,605 6,699 15,085 

Total Retail (sf) 35,933 63,889 72,482 172,304 

Community-serving 
retail 

11,562 20,435 23,147 55,144 

General 
merchandising 14,888 26,542 30,136 71,566 

Building materials 9,482 16,912 19,199 45,593 
1 Based on moderate demand scenarios. 
sf = square feet 
Source: Economic Research Associates, 2005 

 
 

Infill residential and mixed-use development within the core blocks of the Specific Plan 
would tend to be smaller if the existing neighborhood scale, character, and traditional 
building stock are to be maintained. In these areas, development absorption over time 
would tend to fall at the lower end of the forecast ranges due to limited land availability 
and land costs. 

 

2.10 Opportunities Summary 

A summary of development and neighborhood improvement opportunities are identified 
below. 

 
1. Downtown revitalization, specifically development of the Education Village, Park 

Village, and Marina Gateway Plaza just to the west of I-5 creates a catalyst for new 
development within and around downtown, including Westside. These 
developments and the further redevelopment of downtown such as the 61-unit 
Centro condominium project under construction across from City Hall will bring in 
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local, service-oriented commercial and retail uses that can serve Westside, with 
increased quality and a variety of services. 

2. Even with development in the downtown, some service commercial uses will be 
needed, such as a small grocery, restaurants/dining, a beauty salon and barbershop, 
within the Westside. 

3. Adjacency to the 24th Street Trolley Station provides excellent transit-oriented 
development opportunities in the southern portion of the site. 

4. The Westside contains economically “soft” properties, including significant vacant 
and underutilized properties, that provide transition and revitalization opportunities. 

5. Relocation of the existing Public Works Yard, owned by the City of National City, on 
West 22nd Street. Its location within walking distance to the 24th Street Trolley Station 
makes it an excellent candidate for high-density affordable residential development 
with some mixed-used development with services for the affordable housing. 

6. Westside is located within the City’s redevelopment boundaries, offering special 
financing mechanisms and redevelopment opportunities. 

7. Viable opportunities for new housing to current and future residents at affordable 
prices should be explored. 

8. The existing street grid system can be utilized to strengthen pedestrian connections 
and enhance street scenes with enhanced landscaping, light standards, and 
sidewalks. 

9. Pedestrian connections should include a pedestrian or multi-purpose trail along 
Paradise Creek that can eventually connect to off-site portions of the creek, such as 
Kimball Park to the north and Sweetwater Marsh/Pepper Park to the south. 

10. The creation of neighborhood “anchors” should be explored as centers of activity 
which build on existing community centers, such as St. Anthony’s of Padua and other 
churches, Paradise Creek Educational Park, Manuel Portillo Youth Center, and 
Kimball School. 

11. Variation in topography along Paradise Creek can be utilized to make more 
interesting and better-connected places, and also to develop podium construction 
with 100 percent below-grade parking. 

12. There is the opportunity to create smaller parks in the neighborhood that are easily 
accessed and convenient to the elderly and young populations. 

 
13. Support healthy lifestyles among residents through increasing opportunities for 

regular physical activity by creating walking and biking opportunities. 
 

14. Enhance the area around Paradise Creek by developing active and passive 
recreation uses and preserve habitat. 

 
15. Encourage the development of parks and open space as part of new development to 

create a network of pedestrian walkways connecting to the transit station, churches, 
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schools, and adult schools in order to meet the needs of the growing community for 
open space. 

 
16. Provide adequate lighting for streets, parks, recreation facilities, sidewalks and bike 

paths to promote their use. 
 

17. Promote access to healthy foods through opportunities such as farmers’ markets. 
 

18. Replacing industrial uses with non polluting commercial and/or residential uses. 
 

19. Close the extension of Hoover Road north of the creek adjacent to the east side of 
Kimball School to expand Paradise Creek Educational Park and/or install a 
playground. 
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Chapter 3 Land Use 

3.1 Introduction 

This Chapter sets forth the types of land uses to be accommodated within the plan area 
and outlines a combination of strategies that will be used to help achieve the 
community’s goals. The current zoning for this area is Light Manufacturing/Residential 
which permits low intensity, industrial activities, along with office and single-family 
residences and Open Space Reserve which encompass Kimball School, the public 
works yard, unimproved roadways, Paradise Creek and Paradise Creek Educational 
Park. 

 
As the area has a variety of transportation opportunities (trolley, transit and freeway 
access) within ¼ mile of the residences and businesses, the area is ideal for mixed-use 
development, as well as preservation of existing single-family residences and low-scale 
multi-family development. These areas offer both employment and residential 
opportunities such as a “transit-oriented development” or “smart growth development.” 

 
The Plan allows for the retention and preservation of existing single-family residences, 
the enhancement of uses considered appropriate for the neighborhood, and also 
provides specific land uses for future development. The land uses reflect the input and 
guidance offered by the community during public workshops, the Code Compliance 
Committee, as well as other comments received during development of the Specific 
Plan. This chapter sets forth the types, locations, and intensities of land uses permitted 
within the Westside. It outlines strategies that will be used to help achieve the 
community’s goals and vision for the Plan area. 

 
In recognition of the benefits of commercial uses for creating jobs and supporting the 
City’s fiscal stability, substantial amounts of property in the Westside neighborhood are 
dedicated to commercial, office, and retail businesses. The Specific Plan strategically 
locates businesses in areas with the greatest market potential and access in addition to 
limiting impacts on residential life. Commercial and office development paralleling I-5 
will benefit from freeway accessibility and visibility while also buffering the residential 
areas from freeway-generated pollutants and noise. 

 
Redevelopment is expected to occur within the 20-year horizon of the plan. Typically, 
changes may occur as follows: 

 
 Developers acquire several parcels and remove existing uses to develop larger 

mixed-use type developments. 
 Uses considered nonconforming when the Plan is adopted are slowly phased out 

since those uses would be subject to the provisions of Section 18.108, 
Nonconforming uses. 

 Incompatible land uses may be subject to the amortization process (Section 
18.108.230). 

 Existing housing stock is demolished due to disrepair or inability to upgrade to 
current standards and then replaced. 
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3.2 Community Character Goals 
 

The Vision and Guiding Principles from Chapter 1 set eight goals for future development 
in the Westside: 

 
Goal 3.1 Preserve and enhance residential characteristics of Westside. 

Goal 3.2 Encourage single-family residential development that is compatible with 
the neighborhood’s traditional architecture, scale, and massing. 

Goal 3.3 Limit new building heights to fivetwo and three stories within the 
residential, mixed-commercial residential and mixed-use commercial 
office land uses, while limiting the height of the Transit Oriented 
Development to threefive stories within limited commercial uses. 

Goal 3.4 Encourage retail and commercial uses that increase neighborhood 
activity and engagement as well as create a living environment where 
people can walk for goods, services, recreation, and transit. 

Goal 3.5 Reduce co-location of housing and businesses that use, store, or 
generate hazardous materials through amortization of those businesses. 

Goal 3.6 Buffer new residential development from freeway emissions and noise. 

Goal 3.7 Reduce impacts to Paradise Creek through development that is sensitive 
to the habitat. 

Goal 3.8 Encourage new businesses and the conversion of existing non- 
conforming business to non-impactive uses that are compatible with the 
environment and community goals. 

 

Goal 3.9 Actively pursue partnerships to construct 200 affordable housing units 
throughout the plan area and to concentrate efforts towards meeting 
these affordable housing goals on parcels surrounding Paradise Creek. 

 
Goal 3.910 Ensure that the open space near the creek is preserved within an open 

space easement and passive and active park amenities are installed 
adjacent to the natural areas of open space. 

 

3.3 Implementing Strategies 

The following programs will implement the goals for planning for land use: 
 

Strategy 3.1  All existing and future land use and development in the Specific Plan 
Area shall conform to land use designations, zoning, design guidelines, 
and programs reflected in this Specific Plan. 

Strategy 3.2 Preserve, restore, or reuse potentially eligible historic property(ies), if 
feasible, prior to renovation or demolition. 
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Strategy 3.3 Relocate above ground utilities to below ground for new development 
pursuant to Chapter 18.64 of the National City Land Use Code. The City 
may consider adopting an in-lieu fee for future under grounding to allow 
for a systematic approach to under grounding upon completion of a cost 
analysis. 

Strategy 3.4 Efforts shall be made to cease nonconforming and impactive, harmful 
and/or toxic uses within the Westside utilizing the amortization process. 
Removal of automotive body and paint businesses shall be prioritized, 
with special considerations given to the most sensitive receptors (e.g. 
schools), and a schedule for amortization prepared. 

Strategy 3.5 Implement land uses contained in Appendix A by encouraging non- 
conforming uses to substitute other non-conforming uses consistent with 
Appendix A which would be allowed to expand. 

Strategy 3.6 Provide a mechanism to allow industrial uses that are considered 
acceptable to continue to expand within their existing parcel boundaries 
by no more than 20% of gross leased area. 

Strategy 3.7 All existing business owners and all new business owners who store, 
generate, transport, and/or dispose of hazardous materials/and/or waste 
shall provide copies of appropriate Hazardous Materials Business Plans, 
Risk Management and Prevention Plans, and regulatory agency 
permits/approvals on an annual basis prior to the issuance of a business 
license or at the time of business license renewal. An update of the status 
of compliance for all businesses within the plan area will be provided on 
an annual basis to the City Council. 

Strategy 3.8 Phase I Environmental Site Assessments (ESAs) shall be conducted in 
accordance with the Dept. of Environmental Health and the Regional 
Water Quality Control Board, prior to development activity when there is 
the potential for hazardous materials contamination based on historic and 
existing land use activity, adjacent land use activity, and information 
contained in the Hazardous Materials Assessment form (Appendix C). 

Strategy 3.9 Require dedication of open space easements for parkland adjacent to 
Paradise Creek, including passive and active recreation, trails, and 
habitat restoration. 

 

3.4 Land Use Plan 

One of the primary concerns voiced by the community during public workshops is the 
impact of auto body shops and other industrial uses on air quality, traffic, and noise. As 
part of this plan, auto paint and body shops would no longer be permitted uses and 
would become non-conforming uses, potentially subject to National City Municipal Code 
Section 18.108 (Ordinance 2286). 

 
Within the Westside Specific Plan Area, there are existing industrial uses that are non- 
impactive, sometimes not typically considered industrial that may be compatible with the 
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Westside vision. It may be desirable that these uses continue as non-conforming uses. 
For those industrial uses that are impactive or less compatible, this plan seeks to 
encourage such non-conforming uses to substitute other uses per Appendix A and 
consistent with NC Municipal Code Section 18.108.100 (Substitution of Non-conforming 
Uses). 

 
At the direction of the City Council and as part of the Westside planning effort, a Code 
Compliance Committee was formed in 2008 to address issues related to noncompliant 
businesses within the Westside; specifically those businesses that do not have the 
appropriate licenses and permits to operate. As part of that effort, the Code Compliance 
Committee embarked on an effort to develop criteria for businesses that would be 
acceptable to remain as good neighbors or acceptable substitution of non-conforming 
uses. 

 
In order to determine those uses identified in Appendix A, the specific issues of the 
community needed to be identified. At a workshop of the Code Compliance Committee 
conducted on December 2, 2008, the committee recognized key issues associated with 
industrial uses and the residential community. Those issues or concerns are grouped 
together as air pollution, hazardous materials, parking, outside storage, and security with 
razor wire. The following lists those concerns and provides specific resolution for future 
development and expansion as the plan is implemented. 

 
 Air Pollution - Chemical spray in the air generated by paint spraying conducted by 

auto paint body shops, use of hazardous chemicals, and commercial trucks idling for 
long periods of time. New businesses shall be limited to those businesses that do not 
require a permit by the Air Pollution Control District for noxious odors or toxic air 
contaminants. 

 
 Hazardous Materials – Concern over large quantities of hazardous materials stored 

and/or accumulated near or adjacent to residential properties. In order to reduce 
accumulation of hazardous materials within the project area, new businesses shall 
be limited to those uses that do not require a permit by the Department of 
Environmental Health or the Environmental Protection Agency for storage of 
hazardous materials. 

 
 Parking – Lack of available parking and double parking due to lack of on-site parking 

by auto repair shops and other industrial and commercial uses. New development 
and expansion of the structure shall provide and maintain adequate parking on site 
for employees and customers as determined by this Plan. 

 
 Outside Storage - Large quantifies of material, equipment, or debris and trash stored 

outside, visible to the residential community and from streets and alleyways. All 
storage shall not be visible to adjacent residentially zoned or residentially used 
parcels or from a public street or alleyway. All storage shall be covered, either with a 
permanent cover or stored within an enclosed building. Storage shall not displace 
required parking. All on street parking is limited to day use only. No work for the use 
shall be conducted in the street or within or on publicly owned property. 
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 Noise – Frequent loud or continuous noise adjacent or near residential properties 
associated with auto body shops, auto repair shops, construction companies and 
other industrial noise; also including idling of commercial trucks. Operation of these 
businesses shall adhere to Chapter 12, Noise Control of the Municipal Code and 
Section 11.34 related to Truck Idling and Parking Maneuvers. 

 
 Security –Security of industrial uses with razor wire. Industrial uses shall be secured 

by a fence, a maximum height of eight (8) feet and/or surveillance equipment rather 
than the use of razor wire on fences and walls. No razor wire shall be permitted on 
top of fences along property lines within the plan area. New construction or 
expansion of  a structure shall incorporate solid walls and/or decorative fencing with 
dense planting     to secure the site and reduce visibility. 

 
These issues were used to identify non-conforming uses that could be substituted for 
less desirable non-conforming uses in the Westside. Those uses not listed in Appendix 
A would not be acceptable non-conforming uses for substitution, but would remain 
subject to the nonconforming use requirements, Land Use Code Section 18.108 and 
Section 3.6 of this plan. 

 

3.5 Land Use Zones 
 

The Central Vision and Guiding Principles of the Westside Specific Plan, as established 
by the community over a five year process, direct the future land uses of Westside with 
the goal to “reestablish the Westside as a safe, healthy, and vibrant neighborhood where 
people engage in community life.” In order to accomplish this vision, the area will be 
rezoned from Light Manufacturing/Residential (ML/R) to a variety of zones that will allow 
a mixture of residential, office, and retail uses as well as open space and institutional 
uses. (See Figure 3.1 Land Use - Zoning) 

 
The Land Use Plan establishes various uses that will be permitted within Westside. In 
contrast to the ML/R zone, where industrial uses were permitted, adoption of the 
Westside Specific Plan will prohibit new industrial uses, including auto body repair which 
are uses not compatible with the Vision and Guiding Principles within the plan boundary. 
Mixed-uses of residential, commercial and offices will create transitions and buffers 
conducive to a pleasant and healthy living environment. The plan reflected in Figure 3.1, 
Land Use and Zoning, establishes the following sevenix zones within the Westside. 
Land uses permitted, or permitted under approval of a Conditional Use Permit, or 
prohibited are listed in Appendix A, Land Use Table. 

 
Adoption of the Westside plan would include rezoning from ML/R and OSR to the 
following zones: 

 
1. Residential – Single Family Westside 4 ( RS-4) 
2. Mixed Use Commercial – Residential – 1 (MCR-1) 
3. Mixed Use Commercial – Residential – 2 (MCR-2) 
4. Limited Commercial (CL) 
5. Civic Institutional (IC) 
6. Open Space Reserve (OSR) 
6.7. Mixed-Use Overlay 
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3.5.1 Single Family Residential Westside 4 (RS-4) 

 
This zone provides for areas of single-family residences and neighborhood servicing 
commercial uses as indicated in Appendix A. Single-family residences may be 
constructed to a zero lot line and subdivided to a minimum lot size of 2,500 square foot 
parcels with a minimum lot width of twenty-five feet. New single-family residence may be 
constructed to a maximum height of 35 feet and three stories. The maximum density that 
would be permitted within the RS-4 zone is 17.4 dwelling units per acre. 

 
The intent of the zone is to encourage new development and to create a traditional 
urban neighborhood.. Building heights should be varied to reflect the diversity of the 
existing residential character. 

 
Existing private institutional uses such as churches would continue to be permitted within 
the zone and elsewhere in the Westside. New institutional uses and would be permitted 
subject to a Conditional Use Permit and design guidelines established in the Specific 
Plan. Small neighborhood-oriented markets and retail services that primarily serve the 
neighborhood are permitted to remain and expand with approval of a Conditional Use 
Permit. 

 
3.5.2 Limited Commercial (CL) 

 
This zone provides for a small scale, limited convenience retail shopping facilities at the 
neighborhood level, typically including food and convenience stores, small retail and 
service shops, professional offices and retention of existing residences as well as 
compatible residential development in accordance with the uses established in Appendix 
A. 

 
The Limited Commercial zone is applied along I-5, west of Harding and Wilson Avenues 
to provide retail and office uses. This zone allows artisan activities (including studios, 
production space, galleries, and small performance venues) as well as neighborhood- 
serving retail, commercial, and existing residential uses. Building heights are limited to 
three stories and fifty feet. New development in this zone will serve to block the noise 
and views of the freeway. Existing single-family residential uses would be permitted and 
allowed to be reconstructed; however, the primary purpose of this zone is to provide 
opportunities for new development for retail, offices, and artist live-work studios. A 
maximum height of fifty feet and three stories would be permitted 

 
3.5.3 Multi-use Commercial-Residential 1 and 2 (MCR-1, MCR-2) and Mixed-Use Overlay 

Zone 
 

This zone provides for a either commercial or residential use, or a combination of 
commercial and residential uses or structures, designed to be built on a single lot or 
parcel, or as components of a single development in accordance with the uses 
established in Appendix A. This zone permits live-work loft uses. 

 
The Mixed Use zone combines a variety of uses – retail, office, and residential - to 
create a highly livable district for residents, employees, and shoppers, improving 
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convenience through walkability and transit availability. The benefits of mixed-use 
development are: 

 
 Activates urban areas during more hours of the day. 
 Increases housing options for diverse household types. 
 Reduces auto dependence. 
 Increases travel options. 
 Creates a local sense of place. 

 
The Mixed Commercial-Residential Zones are applied to 
areas generally bordering the RS-4 zone to transition to 
multi-family residential to the downtown commercial area. 
Since new multi-family development would not be 
permitted within the RS-4 zone, the MCR zones provide for 
multi-family development either as rental stock or home- 
ownership condominiums. A mix of residential, 
commercial, and office uses are allowed within this zone. 
Mixed-uses are not required except for those properties 
fronting Civic Center Drive where commercial uses are 
required on the ground floor fronting Civic Center Drive 
and residential and/or offices are required on the upper 
floors. Parking may be accommodated on the ground floor 
behind the retail use or within a parking structure for 
shared parking for the variety of uses or for combination of 
developments. 

 

Mixed-use Commercial-Residential 12 (MCR-1) - 

This designation includes those areas east of Roosevelt 
Avenue from 18th Street to 16th Street, along the south side of 14th Street, on the east 
side of Hoover Avenue from 10th Street to 14th Street and for two blocks between Hoover 
and Harding Avenues from 20th Street to 18th Street. A maximum height of 65fifty feet 
and threefive stories would be permitted, including any ground level parking, with a 
maximum density of twenty-four (24) units per acre. 

St. Anthony’s Church and Manuel Portillo Youth Center, also known as Casa de Salud, 
are located within the MCR-1 zone. Both offer community and education activities. 
These uses would continue to be encouraged; however expansions would require 
approval of a Conditional Use Permit. 

Mixed-use Commercial-Residential 2 (MCR-2) -Civic Center Drive District 

A mixed-use development will create a gateway to the neighborhood, serve as a new 
activity center, and tie into the mixed-use environment planned for within the Downtown 
Specific Plan area of National City. As envisioned, buildings will have retail and parking 
at the ground level and residential and/or offices on the upper floors. A maximum height 
of five stories and 65 feet would be permitted, including any ground level parking. The 
zone allows residential uses at a maximum density of forty-five (45) dwelling units per 
net acre with the intent of providing opportunities for housing and live/work or artisan loft 
arrangements. 
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Mixed-use Commercial-Residential 2 (MCR-2) - Transit-oriented Development 
District (TOD): 

This area comprises the MCR-2 designated areas south of 19th Street and east of 
Hoover Avenue. The intent of this district is to encourage transit-oriented development 
due to its proximity to the 24th Street Trolley Station. Redevelopment of these 
underutilized lands – consisting of larger lots relative to areas to the north – will provide 
opportunities for increased use of public transit in addition to accomplishing 
neighborhood revitalization goals. The intent is to allow but not require a mix of uses 
within each development, but allow flexibility for individual project needs. Educational 
facilities would be permitted within the zone as students would benefit by the proximity to 
the trolley station, bus routes, and commercial services within the Westside and 
downtown National City. A maximum height of five stories and sixty-five65 feet would be 
permitted, including any ground level parking. A maximum density of 60 -dwelling units 
per acre would be permitted. Development of the area immediately surrounding 
Paradise Creek, north of 22nd Street and south of Kimball School will be primarily used 
for developing affordable housing and supportive services. A concept plan has been 
developed that reflects multi-family housing for this area (Figure 3.2). 

Mixed-Use Overlay 

The Mixed-Use Overlay covers an area bounded by 18th Street, Hoover Avenue, 22nd 
Street, and Roosevelt Avenue and it is within a 10-minute walk of the 24th Street Transit 
Center and within a Transit Priority Area (TPA), The intent of the Mixed-Use Overlay is 
to facilitate progress towards and integrated land use pattern where housing is well-
supported by services and amenities and creates a transition to neighboring residential 
areas. This overlay allows a maximum height of five stories or 65 feet. A maximum 
density of 24 dwelling units per acre would be allowed. 

Open Space Reserve (OSR) 
 

This zone provides for public and private lands, playgrounds salt marsh and coastal 
wetlands, water areas, recreational lands, and other scenic open space areas in 
accordance with the uses established in Appendix A. This zone provides for open space 
areas for active and passive recreational uses near Paradise Creek. 

 
Parks and community centers for recreation, environmental and cultural interface, and 
community interaction are essential to the renewal of the community. Paradise Creek 
Educational Park, adjacent to the south side of Kimball School, offers trails, an 
amphitheatre, picnic area, play structure, and enhanced wetland area. Extending the 
open space area along the west side of the creek and providing a meandering trail for 
pedestrians and bicyclists would enhance the open space. Expanding Paradise Creek to 
the east of Kimball School at the Hoover Avenue would further enhance the open space 
area providing an area for active recreational uses. 

 
Currently, the area designated as Open Space Reserve does not represent areas truly 
set aside for open space since the current OSR zone includes Kimball School, the Public 
Works Yard, and unimproved roadways as well as Paradise Creek and the Paradise 
Creek Educational Park. Paradise Creek and the Educational Park creek will be retained 
within an Open Space Reserve zone. Additional areas adjacent to the creek will be 
restored as part of the Transit Oriented Development and/or through open space grant 
efforts. These areas will be preserved within an open space easement or through a 
rezone to Open Space Reserve as a component of the development. A concept plan has 
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been developed that reflects a concept design for Paradise Creek in conjunction with the 
TOD development (Figure 3.2). 

 
Additional open space areas for passive and active recreation may be identified during 
review of development projects or as land becomes available. These areas would be 
held in open space through the recordation of an open space easement or designated 
as Open Space Reserve with an amendment to the Specific Plan. 
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3.5.4 Civic Institutional (IC) 
 

This zone provides for the preservation of existing public and private institutional uses 
within the plan area in accordance with the uses established in Appendix A. 

 
The Civic Institutional zone provides areas for public and private facilities that serve the 
community. Located along the south side of West 18th Street, adjacent to the north side 
of the Paradise Creek Educational Park, Kimball School is located within the IC zone. 
Other areas may be rezoned for CI through an amendment to the Specific Plan. The 
purpose of the CI zone is to offer community services that respond to the needs of the 
health, safety, education, cultural, and welfare needs of the community as identified in 
Appendix A. A maximum height of 35-feet would be permitted. 

 

3.6 Nonconforming Uses and Amortization Program 

All nonconforming uses are subject to the City’s regulations and requirements contained 
in Chapter 18.108 of the National City Land Use Code. Within the zones established by 
this Specific Plan, the Land Use Code, or amendments to either document that may later 
be adopted, there exist uses, structures, and lots that were lawful before these two 
documents were adopted or amended, but are now prohibited. It is the intent of Chapter 
18.108 of the Land Use Code to generally permit nonconforming uses to continue until 
they are terminated, but not to encourage their enlargement, expansion, or extension. 
This Specific Plan does allow for enlargement and/or expansion of certain non- 
conforming uses within the existing parcel, listed in Appendix A, up to 20% of their gross 
leased area (building footprint), because they are not impactive to the community or not 
typical industrial uses, and provide an avenue of progressive change in the Westside. 

 
The intent of the Specific Plan is (1) to significantly reduce potential public health threats 
(such as increased incidence of cancer and respiratory diseases) associated with 
residents’ exposure to hazardous materials and (2) to address the current community 
conflicts between residential and industrial land uses. 
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Chapter 4 Design Guidelines and Development 
Standards 

4.1 Introduction 

The purpose of this chapter is to guide future development to be consistent with the 
Vision and Guiding Principles of the Westside Specific Plan. Careful attention to the 
design of future development projects will help reinforce the neighborhood’s unique 
character and guide new development to employ architectural features, exterior 
materials and color that blend rather than create a stark contrast to existing 
development. The standards and design guidelines apply to all new development within 
the Specific Plan area. This chapter primarily addresses development standards for 
setbacks, height, lot sizes, residential density, signs and on-site parking. 

 
For all new development and additions, plans will be required to be submitted to the 
Planning Division with the appropriate fee and will be reviewed for consistency with 
these standards and design guidelines during review of building plans (administrative 
review) or during the development review process (discretionary review). Consult the 
Land Use Code for specific requirements. Note that these guidelines and standards are 
minimum requirements, and developers may be required to provide additional amenities 
to meet the goals and strategies of the Specific Plan. Additional standards or guidelines 
from the City’s Design Guidelines, Sign Ordinance and Land Use Code may be 
applicable as well. If certain design issues are not specifically addressed in these 
guidelines, then the aforementioned documents will provide further direction. 

 
Primarily the City’s Design Guidelines offer guidance for architectural design element for 
both new construction and additions. This plan contains additional minimum standards 
beyond what is contained in the Land Use Code. When there is a conflict, the standards 
and guidelines contained in this plan apply. If certain design issues are not specifically 
addressed in these guidelines, then the most recently adopted development codes and 
guidelines would be applicable and provide further direction. If a project meets certain 
requirements, it only needs to meet the design standards in the Municipal Code and 
Objective Design Standards. Refer to the Land Use Code for further clarification. 

 

4.2 Community Design Goals 
 

The Vision and Guiding Principles from Chapter 1 can be expanded into seven design 
goals for future development: 

 
Goal 4.1 Design and orient new development within the Transit Oriented 

Development area in concert with conservation and enhancement of 
Paradise Creek. 

Goal 4.2 Reinforce neighborhood character by designing new development that 
embodies an active and friendly environment. 

Goal 4.3 Work with developers to employ an architectural style that is creative, 
instills quality, and is compatible with the surrounding community. 
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Goal 4.4 Set a minimum standard of quality for mixed-use developments that are 
compatible with the existing urban fabric and neighborhood character. 

 
Goal 4.5 Balance residential needs (security, privacy, and evening quietness) with 

commercial needs (access, visibility, loading, and evening operations). 

Goal 4.6 Create opportunities for energy efficiency through design and building 
orientation. 

Goal 4.7 Consider design alternatives that encourage sustainability and reduce the 
carbon footprint. 

 

4.3 Implementing Strategies 

The following strategies will implement the design goals for future development: 
 

Strategy 4.1 Minimize runoff by clustering development in disturbed areas near 
Paradise Creek and install Best Management Practices for reducing 
runoff. 

Strategy 4.2 Limit disturbance of Paradise Creek by preserving a wide corridor for 
walkways, open space and wetland restoration. 

Strategy 4.3  New development should incorporate design elements such as porches 
and balconies to create an “eye” to the street and offer variety to provide 
visual interest. 

Strategy 4.4 Reduce front yard setbacks to ten to fifteen feet for residential uses while 
maintaining privacy with landscaping and decorative fencing and walls 
that complement surrounding buildings and create pedestrian appeal. 

Strategy 4.5 Encourage pedestrian activity by wrapping parking around the rear of the 
residential buildings and/or placing retail uses on the ground floor for 
mixed-use development. 

Strategy 4.6  All ground floor commercial uses and residential uses should face the 
street to encourage public activity and to welcome visitors from on-street 
parking. 

Strategy 4.7 All new development should incorporate energy efficient fixtures, provide 
for the efficient use of water through natural drainage, drought tolerant 
landscaping, and provide adequate areas for recycling. 

Strategy 4.8 New development should incorporate GreenPoint residential design 
elements and/or LEED for commercial development or similar green 
building standards. 
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4.4 Residential Single Family 4 Zone - 
Westside (RS-4) 

The following development standards are intended to 
provide direction for new development and 
redevelopment within the single-family residential zone 
(RS-4) of the plan area. The purpose of this zone is to 
retain existing residences and provide the opportunity for 
developing a range of compact housing types and 
affordability. 

 
Density 

 
The purpose of the RS-4 zone is to retain areas of 
single-family homes on small lots to provide opportunities 
for redevelopment and compact housing types. 
Residential density within the single-family zone would 
allow a range from 8.7 dwelling units per acre at 5,000 
square foot lot sizes to a maximum of 17.5 dwelling units 
per acre at maximum lots sizes of 2,500 square feet. 

 
Minimum street frontage is twenty-five (25) feet. The street 
frontage may be located facing a public or private street or 
alleyway. Minimum frontage on a cul-de-sac is fifteen (15) 
feet. 

Residential units are encouraged to have porches or 
stoops – reflecting the character of existing units – to mark 
entryways and also provide a transitional zone between 
the public realm and interior spaces. 

 
The Land Use Code Chapter 18.14 Residential Zones 
and the City’s Design Guidelines shall apply to the RS- 
4 zone unless specifically noted in this Plan. 

 
The following standards apply to the RS-4 zone, and 
supercede those standards within Chapter 18.14. 

 
Height Limit 

 
Height limits help maintain neighborhood character, 
also ensuring that the appropriate scale is used to 
support a pedestrian friendly and walkable community. 
The existing built environment within 

Page 1289 of 1838



Westside Specific Plan 
Chapter 4 – Design Guidelines and Development Standards 
March 2010 

48 

 

 

 

the RS-4 zone ranges in height from single-story to three 
stories. New development would continue the same 
pattern and would be restricted to a maximum height of 
three (3) stories and 35 feet measured from the finished 
grade to the highest point of the roof. 

 
 

Building Setbacks 
 

Building setbacks indicate the distance between the outer 
edge of the building façade and the property line, unless 
otherwise noted. 

 
Ten (10) foot front yard setbacks and fifteen (15) foot 
setbacks from the property line to the garage when the 
garage faces the street. 

Stoops and porches may extend into the front yard up to 
the front property line or in the case of a corner parcel to 
the side property line. Porches or stoops should be at least 
six (6) feet deep. 

Due to the small lot sizes, Section 18.14.130 Accessory 
structures does not apply to allow for opportunities for 
patio covers and other landscape features such as 
gazebos. 

 

 
4.5 Mixed-use Commercial Residential 

and Limited Commercial Zones 
(MCR-1, MCR-2, CL, Mixed-Use 
Overlay) 

The Land Use Code Chapter 18.14 Commercial 
Zones and the City’s Design Guidelines for 
Commercial Design Guidelines shall apply to all 
new development within the MCR-1, MCR-2, and 
CL zones, as well as the Mixed-Use Overlay 
unless specifically noted in this Plan. 

 
Since most of the parcels in Westside are relatively 
small – 50 x 100 feet, development should consist 
of lot consolidation to allow for comprehensive 
development in terms of building configuration, 
building design, and extent of landscaping 
materials, circulation/parking configuration and access. 

 
New building designs should offer visual relief through the use of architectural projections or 
recessed areas which create the appearance of smaller adjoining buildings. Design should 
focus on energy conservation by use of cogeneration, solar access, south facing windows with 
overhangs, ventilation, and double glazed windows. 
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Ground floor retail and services are encouraged with 
limited office space on the ground floor level to 
encourage pedestrian activity. Primary ground floor 
commercial building entrances must orient to plazas, 
community corridors, streets and parks. Secondary 
entries would be permitted from the interior of the 
block or from the alley to allow for deliveries and 
trash service. For all ground level retail, direct access 
from the street shall be provided to the street. 

 
Density 

 

New multi-family residential densities must be a 
minimum of twenty-four (24) dwelling units per acre 
with a maximum of sixty (60) dwelling units per acre. 
This required density range offers flexibility to 
respond to changing market conditions and 
encourages a mix of housing types, unit size, and . diverse household composition. 

 
Building Setbacks 

 

The design intent of the building setbacks is to 
ensure that the buildings are pulled forward 
towards the sidewalk and the street to create a 
welcoming pedestrian environment along the 
street. A build-to line is generally used to define 
locations where buildings must be built within a 
certain distance of the public right of way, and 
ensures that the various buildings along the 
street create a defined building edge. 

 
A minimum of 70% of the building frontage 
should be constructed up to the front property 
line with a zero (0) foot front setback. 
Exceptions to the building frontage standards 
may be considered when residential units are 
constructed on the first floors with outdoor 
public plaza and/or patios or when a 
commercial use provides outside dining, and 
wider public walkways. However, the setback to 
the property line should not exceed 10 feet. The 
setback area should be appropriately 
landscaped and contain street furniture and 
street trees. 

 
 Front build-to line setback and corner lot setback – Back of sidewalk (10’ sidewalk) or 

the front property line or side property line, in the case of a corner parcel. 
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 Side-yard setbacks – as required by the 
adopted Uniform Building Code and Fire Code 
regulations except for a corner parcel. 

 Rear-yard setbacks – as required by the 
adopted Uniform Building Code and Fire Code 
regulations. 

 Corner entries may be set back to create a area 
for landscaping, signage, and entry features. 

 

Floor Area Ratio (FAR) 

The FAR is the total floor area of all buildings or 
structures on a parcel divided by the area of the lot. 
The FAR helps to shape the character of the area by 
determining the desired intensity of development. 

 Maximum FAR for new development and 
redevelopment is .60. 

 To allow flexibility to exceed the maximum FAR, 
if a proposed development can meet all other 
site standards and regulations, such as parking 
regulations, setbacks, building height, and open space for developments containing 
residential units, the maximum FAR may be exceeded, through the discretionary 
permit process. 

 
Height Limits 

Height limits help maintain neighborhood character, also ensuring that the appropriate scale is 
used to support a pedestrian friendly and walkable community. 

 
 Maximum building height is fivethree (53) stories and sixty-fivefty (6550) feet for 

development within  the MCR-1 and CL zones. 
 Maximum building height is five (5) stories and sixty-five (65) feet for development 

within the MCR-2 zone. 
 Maximum building height is three (3) stories and fifty (50) feet for development within 

the CL zone. 
 Maximum building height is five (5) stories and sixty-five (65) feet for development 

within the Mixed-Use Overlay. 
 

Architectural Features, Accessory Structures and Walls/Fences: 

Accessory structures shall not be located in front of or on the street side of the main 
building(s) unless approved by the Planning Division. 

 
Between any street property line and a principal structure on that property, no wall or fence 
shall exceed four (4) feet in height. Where a retaining wall is used to increase usable lot area, 
the height of said retaining wall between any street property line and the principal structure 
shall not exceed four (4) feet in height. A decorative fence or wrought iron railing would be 
installed on top of the wall to prevent injuries and provide security. 

 
The use of chain link, barbed wire and razor wire fencing shall be prohibited for all new 
development and/or building expansions that increase the building square footage by 20% of 
the existing gross leased area. 
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 A masonry wall of no less than six (6) feet in height and a maximum of eight (8) feet in 
height is required along the property line between new development within the MCR-1, 
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MCR-2, or CL zones, or the Mixed-Use Overlay and any existing residential use or 
single-family residentially- zoned property. The wall shall be stepped down to no more 
than four (4) feet in height within 10 feet of the front property line to ensure adequate 
site distance for vehicles entering/exiting the property. 

 Focus on neighborhood-scale concepts such as orienting doors and windows towards 
the street, create activity to the street through porches and seating, vary roof heights of 
adjacent buildings, and offer a mix of uses along ground floor retail and services. 

 Trash receptacles shall be located behind the building, where possible. In all locations, 
trash receptacles shall be enclosed by a six-foot high decorative masonry wall with 
view-obstructing gates and a solid roof. 

 An eight foot wall with landscaping or a landscaped berm shall be constructed along 
the property line bordering Interstate 5 to reduce air pollution and traffic noise. 

 
Auxiliary Structures/Equipment and Utilities 

 

All mechanical and electrical equipment placed on the roof shall be roof shall be shielded and 
architecturally screened from view from on-site parking areas, adjacent public streets and 
adjacent properties. 

 
 All ground-mounted mechanical/electrical equipment, including heating/air conditioning 

units, transformer, terminal boxes, meter cabinets, pedestals, ducts and other facilities 
and trash receptacle areas, shall be completely screened from surrounding properties 
by use of a wall, fence, or landscaping, or shall be enclosed within a building. 

 All utility connections shall be designed to coordinate with the architectural elements of 
the site so as not to be exposed except where necessary. Pad-mounted transformers 
and/or meter box locations shall be included in the site plan with an appropriate 
screening treatment. 

 All new and existing utility connections within the boundaries of the project shall be 
placed underground. 

 
Outdoor storage areas, when approved through the development process or a site plan review 
process shall be located to the rear of a building and enclosed by solid decorative masonry 
walls and view-obstructing gates, both to be not less than six (6) feet in height to adequately 
screen such areas from view. 

 
Landscaping 

 

All landscaped areas shall be watered by an automatic irrigation system with underground 
piping (excluding drip or soaker irrigation systems) and regularly maintained in a healthy and 
thriving condition free of weeds, trash, debris. Landscaping shall comply with the City’s 
adopted Water Efficient Landscape Regulations (Land Use Code Chapter 18.54). Site 
landscaping shall include a combination of trees, shrubbery, vines, or groundcovers with an 
emphasis on drought-tolerant/xeriscape landscaping and shall provide the following: 

 
 One (1) fifteen (15) gallon tree for every four (4) parking spaces distributed throughout 

the parking area. 
 A minimum of 10 percent of the site area shall be landscaped. Terrace landscaping 

may count for the minimum requirement for landscaping. 
 Landscaping shall be in accordance with the City’s Landscape Guidelines. 
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Sidewalk Dining 
 

Outdoor/sidewalk dining areas may encroach into the public right of way provided an 
encroachment agreement is obtained from the City and a minimum four (4) foot sidewalk is 
maintained. A minimum 4-foot clearance around the dining area from such items as planter 
areas, fire hydrants, street lights, and other street furniture must be maintained to ensure 
accessibility. 

 
Open Space 

 

For all multi-family development of over three dwelling units, a minimum of 300 square feet of 
common usable open space shall be required per dwelling unit and 75 square feet per unit 
over three units.  Typical common usable open space includes: 

 
 Landscaped courtyards with seating areas, or other amenities such as barbecue areas 

with permanent picnic tables and seating 
 Recreation rooms equipped with indoor recreation amenities 
 Fitness rooms equipped with fitness equipment 
 Community and/or vegetable gardens 
 Children’s playgrounds or tot lots 
 Swimming pools or sport courts. 

 
At least 75 percent of the dwelling units shall be provided with at least 60 square feet of 
private usable open space. Private usable open space may be substituted for common usable 
open space. Each square foot of private usable open space may be substituted for each two 
(2) square feet of required common usable open space. 
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Table 4.1 

Development Standards 

 

 
 
 
 

Standard 

 Zones  

Single Family 
Residential-4 

Westside (RS-4) 

Mixed-use 
Commercial 
Residential-1 
(MCR-1) and 

Limited 
Commercial 

(CL) 

Mixed-use 
Commercial 
Residential-1 

(MCR-1) 

Mixed-use 
Commercial 
Residential-2 

(MCR-2) 

Mixed-Use 
Overlay Zone 

Building Form and Location 
 

Maximum no. of 
Building Stories 

3 3 5 5 5 

Maximum Building 
Height (ft) 

35 50 65 65 65 

Minimum Building 
Setback (ft): 

     

– From street 
frontage 

10/15 for garage 
facing the street 
5’ for porches 

extending into front 
yard 

10 10 10 10 

– From exterior 
side property lines 

10 10 10 10 10 

– From interior 
property lines 

3 / 0** 0* / 10’ 0* / 10’ 0* / 10’ 0* / 10 

– From rear 
property line 

15 5 5 5 5 

Minimum Distance 
between buildings 
(ft) 

6 0* / 10* 0* / 10* 0 / 10* 0 / 10* 

Minimum Street 
Frontage 

25 N/A N/A N/A N/A 

Standards for Residential Uses and Structures 
 

Minimum Floor 
Area per DU (sf) 

1,200 sf 600 sf 600 sf 600 sf 600 sf 

Open Space  
N/A 

300 sf of common  
 O/S per DU 

300 sf of common 
O/S per DU 

300 sf of common 
O/S per DU 

75 sf of private O/S 
per DU over 3 units 

300 sf of common 
O/S per DU 

ft = feet 

NA = not applicable 

sf = square feet 
DU = dwelling unit 

 

* 10’ if adjacent to an existing single-family or multi-family development without commercial/office. 
** A single-family residence may be situated to the property line on one side if the adjacent single family residence 
is 10’ from the property line or in the case of a commercial/industrial building is located 10’ from the side yard 
property line. 
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4.6 Off-street Parking 

As higher-density, mixed-use development combined with traffic calming and streetscape 
enhancements occurs in the Westside Specific Plan Area, there will be more opportunities for 
residents to take advantage of walking, biking and transit use, thereby reducing the need to 
solely rely on personal automobiles for transportation. Reductions in the City’s adopted parking 
ratios will encourage urbanized redevelopment for Westside. The parking standards developed 
for this plan considered off-street parking rates for urbanized areas established by the Institute 
of Transportation Engineers (ITE), Urban Land Institute (ULI), and urbanized areas in the San 
Diego region. Based on this review, the following off-street parking standards were development 
due to the proximity of transit and mixed-use development. 

 
These parking standards are intended to provide flexibility and offer alternatives for new 
development for Westside. The following standards apply to the Single-family Residential-4 
(RS-4) Westside zone, the Multi-use Commercial – Residential, the and Limited Commercial 
(CR- 1, MCR-2, and the CL) zones, and the Mixed-Use Overlay. The following table, Off-
street Parking Ratios, provide parking standards in addition to those contained in the Land 
Use Code, Chapter 15.58. Where these standards differ, the standards in the Specific Plan 
take precedence. 
 
As of January 1, 2023, the entirety of Westside Specific Plan area is subject to AB 2097, 
which eliminates all parking minimum requirements for new development projects located 
within one-half mile of a major transit stop or high-quality transit corridor if all parcels within 
the project have no more than 25 percent of their area farther than one-half mile from the 
stop or corridor. The Westside Specific Plan area is served by both the 8th Street and 24th 
Street trolley stations and frequent intersecting bus routes along National City Boulevard. 

 
 

 
Table 4.2 

Off-street Parking 
Ratios* 

 
 

Description 

 
Single-Family 
Residential-4 

Westside 
Zone 
(DU) 

Multi-use Commercial Residential, and 
Commercial Limited Zones, and Mixed-Use Overlay 

(MCR-1, MCR-2, CL, and Mixed-Use Overlay) 
 

Multi-Family (DU) 
 

Other 
(1,000 SFof GLA) 

 
Single-Family >1200 SF 
Single-Family < or equal 

to 1200 SF 
Office 

     

2.0 
 

1.7 

1.5 
 

1.0 

 
 

2.9 
Retail   3.6 
Industrial   2.0 
Bicycle Parking  

N/A 
5 ea. per each 20 du 

(minimum 20 du) 
 

10% of vehicle spaces 
DU – Dwelling Unit 
SF – Square Feet 
GLA – Gross Leased Area 

 

 
*Development projects submitted after January 1, 2023 may be exempt from minimum parking 
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requirements per Assembly Bill 2097 (2022). 
 

Shared parking may be considered when 50% of the parking is primarily for daytime uses 
(commercial retail and office) and the balance is primarily nighttime uses (residential). Joint 
parking arrangements are encouraged and can be developed within on-site or off-site parking 
structures within 500 feet of the property line of the development. 
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Off street parking should be located at the rear of the buildings with “paseos” or plazas leading 
to the street and primary entrances. Handicapped access must be incorporated into the 
overall commercial development. 

 Garages accessed from the alleyway are desirable. 
 

 Minimum interior single car garages shall be 
provide a minimum ten (10) foot in width. Minimum 
interior space of a two-car garage shall be twenty 
(20) feet wide by nineteen (19) feet. 

 
 Two-car tandem garages are permitted within the 

RS-4 Zone. A two-car tandem garage shall 
measure a minimum of ten (10) feet wide by thirty- 
eight (38) feet long. 

 
 The rear portion of the lots may be converted to 

parking areas when there is access from an alley. 
A landscape buffer or fence must be developed 
between the parking areas and residential area. 

 
 When parking is provided in the rear portion of the 

yards, accessible by the alley, a landscape buffer, wall or fence must be developed 
between the parking areas and residential areas. 

 A maximum 25% of multi-family residential units may be provided with tandem parking 
spaces. 

 Minimum interior, enclosed garage, tandem-space dimensions shall be 10-feet wide by 
38-feet long. 

 A tandem parking space within a parking structure shall be a minimum of 8.5-feet wide 
by 36-feet long. 

 Existing structures may be remodeled or expanded with no additional parking 
requirements provided that there is no additional square footage added to the 
structures. If additional square footage is added to the structures, compliance with the 
parking standards shall be required. 

 

4.7 Signage Regulations (MCR-1, MCR-2, CL, Mixed-Use Overlay) 

Signs should make a positive contribution to the general appearance of the street and 
commercial area in which they are located. A well-designed sign can be a major asset to a 
building. Signs should be creative, imaginative, and innovative to encourage activity and 
walkability. The signs should be positioned so they can be easily read by pedestrians. 

 
Signs should not obscure architectural features; their design should be integrated with the 
design of the building. A well-designed building facade or storefront is created by the careful 
coordination of sign and architectural design and over-all color scheme. Signs in multiple 
tenant buildings should be designed to complement or enhance the other signs in the building. 
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Unless otherwise stated below, all signs within the MCR-1, MCR-2 and CL zones, and Mixed-
Use Overlay shall comply with Chapter 18.62 of the Land Use Code. 

 
The following definitions of sign types have been added to augment the existing definitions 
included in Land Use Code Chapter 18.62. 

 
Definitions 

 

As used in this section, the following definitions shall apply. 
 

1. Awnings and canopies - Awnings and canopies are roof-like covers that project from 
the wall of a building for the purpose of shielding a doorway or window from the 
elements. 

2. Awning sign - Any sign copy or logo attached to or painted on an awning. 
3. Civic event sign - A temporary sign, other than a commercial sign, posted to 

advertise a civic event sponsored by a public agency, school, church, civic-fraternal 
organization, or similar noncommercial organization. 

4. Convenience sign or Directional Sign - A sign that conveys information (e.g., 
restrooms, no parking, entrance) or minor business identification for directional 
purposes, and is designed to be viewed by pedestrians and/or motorists. 

5. Directory sign - A sign listing the tenants of a multiple tenant structure or center. 
6. Double-faced sign - A sign constructed to display its message on the outer surfaces 

of two identical and opposite parallel planes. 
7. Pedestrian Oriented Sign - A small, pedestrian-oriented sign (i.e., less than four 

square feet) that projects perpendicularly from a structure (bracket sign) or is hung 
beneath a canopy (blade sign). 

8. Portable sign - A sign that is not affixed to a structure or the ground (e.g., A-frame or 
sandwich-board signs). 

9. Projecting sign - A sign that protrudes in a V-shape from the top of the ground floor 
over the sidewalk, like a traditional theater marquee. 

 
To allow for flexibility and creativity for signs within the Westside, the use of awnings and 
canopies is encouraged with signs either on the awning/canopy or hanging below it along the 
pedestrian corridor. 

 
In addition to other types of permitted signage, freestanding A-frame signs shall be allowed, 
positioned outside of the public right-of-way subject to the following standards: 

 
1. One (1) per business. 

2. Maximum five (5) feet in height by three (3) feet in width. 

3. Maximum of two (2) faces per sign, back-to-back. 

4. No external or internal illumination. 

5. Not permanently affixed to any object, structure or the ground, including utility poles, 
light poles, trees or any merchandise or products displayed outside of buildings. 

6. Portable, self-supporting, stable and weighted or constructed to withstand overturning 
by wind or contact. 

7. Not on display during non-business hours. 

8. Located directly in front of the building/business it is advertising. 
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9. Not placed in such a way as to interfere with pedestrian or vehicular sight lines or corner 
clear zone requirements as specified by the City. 

10. Not placed in such a way as to obstruct access to a public sidewalk, public street, 
driveway, parking space, fire door, fire escape, handicapped access or in such a way 
that it obstructs free passage over any public right-of-way. 

11. Not obscure or interfere with the effectiveness of any official notice or public safety 
device. 

 
Sign Placement 

 

Creativity of the sign should be within the sign itself and not with sign placement. Signs should 
complement the building and not create discourse and confusion. 

 
Signs should be placed facing away from adjacent residential neighborhoods within RS-4 
zones so that they have little impact – such as light and glare, and visual obstructions - on 
residents. In order to accomplish this, architectural elements such as a screening wall 

 
Place wall signs that complement each other and create a rhythm with placement and scale 
and proportion. On buildings that have a monolithic or plain facade, signs can establish or 
continue appropriate design rhythm, scale, and proportion. 

 
Pedestrian-oriented signs are designed for and directed toward pedestrians so that they can 
easily and comfortably read the sign as they stand adjacent to the business.. These signs do 
not count for the overall permitted sign area for a business. 

 
Pedestrian-oriented signs 

 

Make signs smaller if they are oriented to pedestrians. The pedestrian-oriented sign is usually 
read from a distance of fifteen to twenty feet; the vehicle-oriented sign is viewed from a much 
greater distance. The closer a sign's viewing distance, the smaller that sign need be. See the 
following table. 

 
Table 4.3 

Lettering Size for 
Pedestrian-oriented Signs 

Minimum Character Size 
(inches) 

Intended Reading Distance 
(feet) 

1.0 10 
1.5 20 
2.0 30 
2.5 40 
3.0 50 
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Chapter 5 Circulation and Parking Management 

This chapter describes Westside’s circulation network as it relates to traffic, roadway 
classifications, intersection traffic control, pedestrian, bicycle and transit facilities, and 
available on-street parking and parking management. It includes an overview of the Plan 
area’s existing circulation system, identifies goals to meet the overarching Vision and 
Guiding Principles, and establishes strategies to achieve the desired objectives. 
Emphasis on improvements is placed on pedestrian enhancements, creating safe, 
walkable and vibrant corridors, and offering strategies for parking management. 

 

5.1 Existing Circulation Network 

The Westside Specific Plan Area is bounded by W. Plaza Boulevard to the north, 
Interstate 5 to the west, W. 24th Street/Mile of Cars Way to the south, and Roosevelt 
Avenue to the east. The circulation network consists of a grid system with connectivity 
to the freeway and regional transit stations. (See Figure 5.1) Several Metropolitan 
Transit System (MTS) bus routes / stops and a regional transit station (bus and trolley) 
are located within the Plan area. The trolley service extends from San Diego through 
National City and Chula Vista, south to the USA/Mexico Border. Connecting service is 
also provided east to San Diego State University and Qualcom Stadium. The bus routes 
provide local connections to Southwestern College, City Hall, the National City Public 
Library and the Plaza Bonita Mall. Regional connections are provided between the City 
of San Diego to the north and the City of Chula Vista to the south. Curbside parking is 
provided throughout the Plan area. Approximately 1,500 marked and unmarked on- 
street parking spaces are provided within the Plan area. However, most of the Plan area 
suffers from 80 to 90 percent occupancy rates during peak periods of parking demand. 
Section 5.5 provides further discussion on parking demand and management. 

 
The existing grid system encourages walking due to smaller block sizes (330 feet in 
length), sidewalks on all public streets, multiple routes between residences, businesses, 
parks, transit stops and public service facilities, and standard north-south / east-west 
orientation of intersecting streets. However, most sidewalks are only five feet wide (the 
minimum standard) and have sections in disrepair. Many of the park rows lack suitable 
trees and plantings due to insufficient irrigation. 

 
The Plan area includes a series of alleys that provide access to the rear of commercial 
and residential buildings and off-street parking. The alleys also provide access for 
emergency vehicles and garbage collection, and serve as utility easements. Over the 
years many of these alleys have been vacated. Although paved, the alleyways are not 
desirable for walking. 

 
The City is in the process of updating its Bicycle Master Plan for adoption. Since the 
current Bicycle Master Plan is still a “draft” document, only signed / marked bicycle 
facilities will be listed as part of the “existing” circulation network. Currently, only a few 
streets with striping for bike lanes are provided. Caltrans (State of California Department 
of Transportation) classifies bicycle facilities as follows: 

 
 Class I Bike Path – grade-separated facility for non-motorized use; requires a 

minimum eight-foot wide paved travelway with physical buffers from the roadway. 
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 Class II Bike Lane - striped / marked travelway for bicycles located in the 
roadway adjacent to the outside vehicle travel lane; requires a five-foot minimum 
width. 

 
 Class III Bike Route – shared facility signed as a bicycle route where bicyclists 

share the outside travel lane with vehicles; provides connectivity to other bicycle 
facilities. 

 
The City’s General Plan Circulation Element classifies streets as Arterials, Collectors 
and Neighborhood/Local streets. A brief description of these classifications is provided 
below. 

 
Arterials 

 

Arterials are designed to carry both local and region traffic, provide connectivity to other 
arterials, state highways / freeways and regional transit centers, provide access control 
via medians, parking restrictions and synchronized traffic signal systems to 
accommodate higher traffic volumes and speeds. 

 
Collectors 

 

Collectors are designed to carry low to moderate traffic volumes, provide connectivity 
between arterials, other collectors and local streets, accommodate on-street parking, 
enhanced pedestrian access and direct access to adjacent land uses and transit 
facilities. 

 
Neighborhood/Local Streets 

 

Local streets are designed to carry low traffic volumes at lower speeds, accommodate 
on-street parking and enhanced pedestrian access, and provide direct access to 
residences, local businesses and public service facilities. 

 
The following streets are located within or provide access to the Westside Specific Plan 
Area. A brief description of each street including Average Daily Traffic (ADT) volumes 
and existing “functional” classifications are provided below. Functional classifications are 
based on existing street cross sections and operating capacities, and may differ from the 
“ultimate” or “buildout” classifications shown in the City’s General Plan Circulation 
Element. Signalized intersections are provided along the Arterials, while internal 
Collectors and local streets are controlled by Stop and Yield signs. Existing street 
segments are operating below capacity and intersections are operating at acceptable 
levels of service. Figure 5.1 illustrates the existing circulation network for the Plan area. 

 
East-West Streets 

 
 W. 8th Street 

 
W. 8th Street is a four-lane Arterial between Interstate 5 and National City Boulevard with 
a curb-to-curb width of 64 feet. W. 8th Street provides direct access to Interstate 5 and is 

Page 1303 of 1838



Westside Specific Plan 
Chapter 5 – Circulation and Parking Management 
March 2010 

62 

 

 

 
 

a “gateway” to Downtown National City. To the west, W. 8th Street provides direct access 
to the 8th Street Trolley Station and the main gate of Naval Base San Diego at Harbor 
Drive. W. 8th Street is a bus route with several bus stops. Curb, gutter and sidewalks are 
provided on both sides of the street. On-street parking is prohibited for most of the 
street. The speed limit is 40 mph. Existing ADT is approximately 22,500 vehicles. 

 
 W. Plaza Boulevard 

 
W. Plaza Boulevard is a four-lane Collector between Hoover Avenue and National City 
Boulevard with a curb-to-curb width of 52 feet. West of Hoover Avenue, W. Plaza 
Boulevard is a single-lane, one-way street eastbound, providing direct access from 
northbound Interstate 5. Curb, gutter and sidewalks are provided on both sides of the 
street. Parallel parking is provided on both sides of the street between Coolidge Avenue 
and National City Boulevard. The speed limit is 35 mph. Existing ADT is approximately 
4,300 vehicles. 

 
 W. 11th Street 

 
W. 11th Street is a two-lane local street between Harding Avenue and National City 
Boulevard with a curb-to-curb width of 52 feet. Curb, gutter and sidewalks are provided 
on both sides of the street. Parallel parking is provided on both sides of the street. The 
speed limit is 25 mph. Existing ADT is less than 2,000 vehicles. 

 
 W. 12th Street 

 
W. 12th Street is a two-lane local street between Harding Avenue and National City 
Boulevard with a curb-to-curb width of 52 feet. Curb, gutter and sidewalks are provided 
on both sides of the street. Parallel parking is provided on both sides of the street. The 
speed limit is 25 mph. Existing ADT is less than 2,000 vehicles. 

 
 Civic Center Drive 

 
Civic Center Drive is a two-lane Collector between Wilson Avenue and National City 
Boulevard with a curb-to-curb width of 52 feet. To the west, Civic Center Drive provides 
direct access to Interstate 5 at Wilson Avenue and Harbor Drive. To the east, Civic 
Center Drive provides direct access to Downtown National City including City Hall, City 
Police and Fire Departments, the Public Library and Kimball Park. Civic Center Drive is a 
bus route. Curb, gutter and sidewalks are provided on both sides of the street. Parallel 
parking is provided on both sides of the street. The speed limit is 30 mph. Existing ADT 
is approximately 6,900 vehicles. 

 
 W. 14th Street 

 
W. 14th Street is a two-lane local street between Wilson Avenue and National City 
Boulevard with a curb-to-curb width of 52 feet. Curb, gutter and sidewalks are provided 
on both sides of the street. Parallel parking is provided on both sides of the street. The 
speed limit is 25 mph. Existing ADT is less than 2,000 vehicles. 

 
 W. 15th Street 
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W. 15th Street is a two-lane local street between Wilson Avenue and National City 
Boulevard with a curb-to-curb width of 52 feet. Curb, gutter and sidewalks are provided 
on both sides of the street. Parallel parking is provided on both sides of the street. The 
speed limit is 25 mph. Existing ADT is less than 2,000 vehicles. 

 
 W. 16th Street 

 
W. 16th Street is a two-lane local street between Wilson Avenue and National City 
Boulevard with a curb-to-curb width of 52 feet. Curb, gutter and sidewalks are provided 
on both sides of the street. Parallel parking is provided on both sides of the street. The 
speed limit is 25 mph.  Existing ADT is approximately 2,300 vehicles. 

 
 W. 17th Street 

 
W. 17th Street is a two-lane local street between Wilson Avenue and Hoover Avenue 
with a curb-to-curb width of 52 feet. Curb, gutter and sidewalks are provided on both 
sides of the street. Parallel parking is provided on both sides of the street. The speed 
limit is 25 mph.  Existing ADT is less than 2,000 vehicles. 

 
 W. 18th Street 

 
W. 18th Street is a two-lane Collector between Wilson Avenue and National City 
Boulevard with a curb-to-curb width of 52 feet. W. 18th Street provides direct access to 
Kimball School and connectivity to local streets with access to Paradise Creek Park. W. 
18th Street is a bus route with several bus stops. Curb, gutter and sidewalks are provided 
on both sides of the street. Parallel parking is provided on both sides of the street. The 
speed limit is 30 mph.  Existing ADT is approximately 4,500 vehicles. 

 
 W. 19th Street 

 
W. 19th Street is a two-lane local street between Wilson Avenue and Harding Avenue 
with a curb-to-curb width of 52 feet. W. 19th Street terminates to the west of Harding 
Avenue at Paradise Creek Park and Kimball School. Angled parking is provided on the 
north side of the street and parallel parking is provided on the south side. The speed 
limit is 25 mph. Existing ADT is less than 2,000 vehicles. 

 
 W. 20th Street 

 
W. 20th Street is a two-lane local street between Wilson Avenue and Harding Avenue 
with a curb-to-curb width of 52 feet. W. 20th Street is a bus route. Curb, gutter and 
sidewalks are provided on both sides of the street. Parallel parking is provided on both 
sides of the street. The speed limit is 25 mph. Existing ADT is less than 2,000 vehicles. 

 
 W. 22nd Street 

 
W. 22nd Street is a two-lane local street between Wilson Avenue and National City 
Boulevard with a curb-to-curb width of 52 feet. W. 22nd Street terminates to the west at 
Wilson Avenue and the 24th Street Trolley/Transit Station. W. 22nd Street is a bus route 
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between Wilson Avenue and Hoover Avenue. Curb, gutter and sidewalks are provided 
on both sides of the street. Parallel parking is provided on both sides of the street. The 
speed limit is 25 mph.  Existing ADT is approximately 2,400 vehicles. 

 
 W. 24th Street/Mile-of-Cars Way 

 
W. 24th Street/Mile-of-Cars Way is a four-lane Arterial between Interstate 5 and National 
City Boulevard with a curb-to-curb width of 64 feet. W. 24th Street/Mile-of-Cars Way 
provides direct access to Interstate 5 and connectivity to the 24th Street Trolley/Transit 
Station via Wilson Avenue. Access to the Sweetwater River Bikeway is provided from W. 
24th Street/Mile-of-Cars Way/Bay Marina Drive via Marina Way, located west of 
Interstate 5. W. 24th Street/Mile-of-Cars Way is a bus route with several bus stops. Curb, 
gutter and sidewalks are provided on both sides of the street. On-street parking is 
prohibited. The speed limit is 35 mph. Existing ADT is approximately 19,200 vehicles. 

 
North-South Streets 

 
 Wilson Avenue 

 
Wilson Avenue is a two-lane Collector between Civic Center Drive and W. 22nd Street 
with a curb-to-curb width of 52 feet. Wilson Avenue provides direct access to the 24th 
Street Trolley/Transit Station. Wilson Avenue is a bus route between W. 18th Street and 
W. 22nd Street. Curb, gutter and sidewalks are provided on both sides of the street. 
Parallel parking is provided on both sides of the street. The speed limit is 35 mph. 
Existing ADT is approximately 3,200 vehicles. 

 
Wilson Avenue north of W. 24th Street/Mile-of-Cars Way is a two-lane Collector for one 
block, providing direct access to the Adult Education Center. Curb, gutter and sidewalks 
are provided on both sides of the street. Parallel parking is provided on the east side of 
the street. The speed limit is 25 mph. 

 
Wilson Avenue between the Adult Education Center and W. 22nd Street transitions to a 
single-lane, one-way street northbound. Curb, gutter and sidewalks are provided on 
both sides of the street. Parking is prohibited on both sides of the street. The speed 
limit is 25 mph. 

 
 Harding Avenue 

 
Harding Avenue is a two-lane local street between W. 11th Street and W. 20th Street with 
a curb-to-curb width of 52 feet. Harding Avenue provides direct access to Kimball School 
and connectivity to Paradise Creek Park via W. 19th Street. Harding Avenue is a bus 
route between W. 18th Street and W. 20th Street with a bus stop adjacent to Kimball 
School. Curb, gutter and sidewalks are provided on both sides of the street. Angled 
parking is provided on the west side of the street and parallel parking is provided on the 
east side. The speed limit is 25 mph. Existing ADT is less than 2,000 vehicles. 

 
 Coolidge Avenue 
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Coolidge Avenue is a two-lane local street between W. 9th Street and W. 18th Street with 
a curb-to-curb width of 52 feet. Coolidge Avenue provides direct access to Kimball 
School. Curb, gutter and sidewalks are provided on both sides of the street. Angled 
parking is provided on the west side of the street and parallel parking is provided on the 
east side. A Class II Bike Lane is provided on the east side of the street between Civic 
Center Drive and W. 18th Street for northbound travel. The speed limit is 25 mph. 
Existing ADT is less than 2,000 vehicles. 

 
 Hoover Avenue 

 
Hoover Avenue is a two-lane local street between W. 8th Street and W. 18th Street with a 
curb-to-curb width of 52 feet. Curb, gutter and sidewalks are provided on both sides of 
the street. Angled parking is provided on the east side of the street and parallel parking 
is provided on the west side. The speed limit is 25 mph. A Class II Bike Lane is provided 
on the west side of the street between Civic Center Drive and W. 18th Street for 
southbound travel. Paradise Creek intersects Hoover Avenue just south of W. 18th 
Street, preventing vehicular connectivity to the south. At this location pedestrians have 
direct access to Paradise Creek Park via a pedestrian path/boardwalk. Existing ADT is 
less than 2,000 vehicles. 

 
Hoover Avenue is a two-lane local street between Paradise Creek and W. 22nd Street 
with a curb-to-curb width of 52 feet. Curb, gutter and sidewalks are provided on both 
sides of the street. Parallel parking is provided on both sides of the street. The speed 
limit is 25 mph.  Existing ADT is less than 2,000 vehicles. 

 
Hoover Avenue is a four-lane Collector between W. 22nd Street and W. 24th Street/Mile- 
of-Cars Way with a curb-to-curb width of 64 feet. This segment of Hoover Avenue is a 
bus route. Curb, gutter and sidewalks are provided on both sides of the street. Parallel 
parking is provided on both sides of the street. The speed limit is 30 mph. Existing ADT 
is approximately 3,000 vehicles. 

 
 Roosevelt Avenue 

 
Roosevelt Avenue is a two-lane local street between W. Plaza Boulevard and W. 16th 
street with a curb-to-curb width of 52 feet. Curb, gutter and sidewalks are provided on 
both sides of the street. Roosevelt Avenue is a bus route north of Civic Center Drive. 
Angled parking is provided on the east side of the street and parallel parking is provided 
on the west side. The speed limit is 25 mph. Paradise Creek intersects Roosevelt 
Avenue between W. 16th Street and W. 18th Street, preventing vehicular and pedestrian 
access. However, connectivity is provided via West Avenue beginning at the intersection 
of Roosevelt Avenue & W. 16th Street and continuing southeast to the intersection of 
National City Boulevard & W. 18th Street. Existing ADT is approximately 3,100 vehicles. 

 
Roosevelt Avenue is a two-lane local street between W. 18th street and W. 22nd Street 
with a curb-to-curb width of 64 feet. Curb, gutter and sidewalks are provided on both 
sides of the street. Angled parking is provided on both sides of the street. The speed 
limit is 25 mph.  Existing ADT is less than 2,000 vehicles. 

 
 National City Boulevard 
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National City Boulevard is a four-lane Arterial between W. Plaza Boulevard and W. 24th 
Street/Mile-of-Cars Way with a raised, landscaped median and a curb-to-curb width of 
70 feet. National City Boulevard is a bus route with several bus stops. Curb, gutter and 
sidewalks are provided on both sides of the street. Time-restricted parallel parking is 
provided on both sides of the street. The speed limit is 35 mph. 

 
Westside’s existing circulation system is illustrated in Figure 5.1 and the existing transit 
network in Figure 5.2. 
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5.2 Community Concerns 

Westside’s roadway system has essential components of a vibrant neighborhood to 
encourage optimal use of the non-vehicular transit options such as walking, bicycling, 
trolley and bus service. Due to road widths, accessibility to freeway on and off ramps, 
and the mix of residential and industrial uses, conflicts do occur. At the community 
meetings, residents expressed concern to the excessive number of vehicles traveling 
through the community, high speed volumes, and double-parking. Other concerns 
related to traffic, parking and roadway design include: 

 
 Excessive vehicle and truck traffic from the industrial and auto-related businesses 

along Wilson Avenue. 

 Cross-town traffic taking advantage of the I-5 underpasses at West 18th Street, past 
Kimball School, at speeds greater than the speed limit. 

 Excessive speeds on local streets that feed to or from freeway ramps. 

 Reliance on yield-signs that results in concern for potential accidents. 

 Lack of available on-street parking for residents due to on-street parking and double 
parking of commercial uses. 

 Limited lines-of-sight from on-street truck parking. 

 Excessive street widths, which encourage speeding and expose pedestrians to traffic 
for longer than necessary when crossing streets. 

 Limited number of crosswalks to encourage walking. 

 Limited number of street lights. 
 

 Need for sidewalks repair. 
 

While the circulation system serves vehicle travel well, the conditions noted above does 
little to encourage walking and bicycling. This in turn affects transit accessibility since 
people often rely on walking and bicycling for a portion of transit trips. Creating a 
neighborhood where walking and bicycling is encouraged is one of the key components 
of this plan. 

 

5.3 Circulation Goals 

Circulation and parking plans for the Westside are premised on six goals developed to 
address specific concerns expressed by during the public workshops and with the Code 
Conformance Committee. Each of these goals further the Vision and Guiding Principles 
of the Westside Plan. 

 
Goal 5.1: Make walking and bicycling safe and enjoyable by reducing sidewalk 

hazards, installing bicycle lanes, lighting, and landscaping along 
pedestrian paths and bicycling routes to the downtown, transit station, 
school, parks, and community facilities. 
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Goal 5.2 Improve traffic safety by integrating traffic calming methods that will 
reduce traffic speeds. 

Goal 5.3 Allow flexible parking standards for new development while ensuring 
adequate parking is available for existing neighborhoods. 

 
Goal 5.4 Create attractive pedestrian-oriented corridors that will instill a sense of 

community and identity. 
 

Goal 5.5    Improve conditions for children and other community members walking and 
bicycling to Kimball School, Paradise Creek Educational Park, and the 
Civic Center Drive mixed-use center. 

 
Goal 5.6 As part of a transit-oriented development proposed within and 

surrounding the Public Works Yard, provide opportunities for residents to 
use multi-modal transit – walk, bike, bus, and/or trolley - to employment, 
recreation, and school. 

 

5.4 Implementation Strategies 
 

In order to achieve these goals, it is important that implementation strategies are 
prepared. The following strategies are intended to work in concert with one or more of 
the goals expressed above: 

 
Strategy 5.1 Implement traffic calming methods to slow driving speeds and improve 

pedestrian friendliness and safety. Measures may include pedestrian- 
scaled lighting, curb bulb-outs, angled parking, landscaping, and street 
furniture. 

 
Strategy 5.2 Provide street trees and landscaping along street frontages as a measure 

to buffer pedestrians from vehicles. 
 

Strategy 5.3 Install decorative streetlights that offer community character that is 
consistent with the historical development of Westside. 

Strategy 5.4   Install streetscape improvements on Coolidge Avenue and West 18th 
Street as a priority to reduce traffic speeds and increase pedestrian safety 
for Kimball School. 

Strategy 5.5 Install streetscape improvements along West 14th Street. 

Strategy 5.6 Install bike lanes and bike routes with appropriate bikeway signage, 
including “Share the Road” signs consistent with the plan. 

Strategy 5.7 Conduct a comprehensive traffic study addressing local intersection 
control (i.e., use of stop signs and yield signs to manage traffic 
movements), with an emphasis on predictability, hazard management, 
and pedestrian safety. 
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Strategy 5.8 Enforce parking standards and employ adequate parking for new 
development to ensure sufficient on-site parking and will not rely on on- 
street parking. 

Strategy 5.9 Increase the supply of on-street parking by converting parallel parking to 
angled parking where sufficient street rights-of-way widths exist. 

Strategy 5.10 Increase on-street parking by reducing the number of industrial 
businesses that store cars on the street in the residential zone through a 
parking management program. 

Strategy 5.11 Direct through truck traffic around the Westside neighborhood with 
appropriate signage. 

Strategy 5.12 Consider closing Hoover Avenue south of 18th Street to expand the 
pedestrian connection and create park space for more active recreational 
purposes. 

 
Strategy 5.13 Pursue grant funds for installation of sidewalks repair, accessibility, traffic 

calming measures, decorative street lighting, and landscaping. 
 

Strategy 5.14 Improvement crosswalks and intersections within the Plan Area and 
pedestrian paths in the alleyways to enhance the pedestrian environment 
and encourage pedestrian mobility. 

 
Strategy 5.15:Install traffic calming measures to improve pedestrian friendliness, safety 

and provide visual interest to slow motorist traffic with pedestrian-scaled 
lighting, curb bulb-outs at unsignalized crosswalks, and roundabouts. 

 
Strategy 5.16 Repair and replace existing sidewalks as necessary to improve walkability 

and provide curb ramps for persons with mobility impairments. 
 

Strategy 5.17 Install curb ramps for persons with mobility impairments. 
 

Strategy 5.18 Improve and maintain existing bus stop locations by providing curbside 
bus stops with appropriate no parking zones. 

 
Strategy 5.19 Install wider sidewalks where appropriate to allow for street trees, bus 

shelters or benches. 
 

Strategy 5.20 Requiring sufficient on-site parking for new businesses and residential 
development by applying the National City parking standards as set forth 
in Chapter 18.58 of the Municipal Code. 
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5.5 Traffic Calming and Streetscape Enhancements 

As previously stated, the Westside Specific Plan Area forms a grid system with square 
blocks and standard north-south and east-west oriented streets. While a grid system 
provides both drivers and pedestrians multiple routes between origins and destinations, 
conflicts may occur due to cut-through traffic and the need for pedestrians to cross 
through many intersections along a given walking route, as most intersections are 
spaced approximately every 330 feet. 

 
In an effort to buffer pedestrians from vehicles, encourage walking, biking and transit 
use, and reduce vehicle speeds and cut-through traffic, the concept of “Community 
Corridors” has been implemented (See Figure 5.3). Traffic calming measures include, 
but are not limited to: a) corner bulb-outs at specific intersections to narrow the roadway 
width to reduce vehicle speeds and pedestrian crossing distances, b) angled parking 
and wider sidewalks to provide a larger buffer between vehicles and pedestrians and 
narrower travel lanes to reduce speeds, c) striping enhancements at crosswalks, and d) 
flashing beacons to improve driver awareness of school zones and reduce vehicle 
speeds. 

 
The following four corridors, which provide walking and/or biking opportunities between 
residences and major points of attraction such as Kimball School, Paradise Creek Park, 
the 24th Street Trolley/Transit Station and Downtown National City, have been classified 
as Community Corridors: 

 
 Coolidge Avenue between W. Plaza Boulevard and W. 18th Street
 Wilson Avenue between Civic Center Drive and W. 24th Street/Mile-of-Cars Way
 Civic Center Drive between Wilson Avenue and Roosevelt Avenue
 W. 18th Street between Wilson Avenue and National City Boulevard

 
In order to create a system of identifying elements that reflects the existing and future 
development patterns, the system of streets has been classified into three street types: 
Residential Corridor, Mixed-use Corridor, and Transit Corridor. 

 
 Residential Corridor

 
The Residential Corridor consists of a 14-foot wide pedestrian zone on both sides of the 
street with sidewalks and landscaped buffers, street trees and lighting. The roadway 
cross-section consists of angled parking on one side of the street and parallel parking on 
the other. (See Figure 5.4) 

 
 Mixed-use Corridor

 
The Mixed-use Corridor consists of a 14-foot wide sidewalk on both sides of the street 
with street trees and lighting. The roadway cross-section consists of angled parking on 
one side of the street and parallel parking on the other. (See Figure 5.5) 
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 Transit Corridor
 

The Transit Corridor consists of a 14-foot wide sidewalk on both sides of the street with 
street trees and lighting. The roadway cross-section consists of parallel parking and bike 
lanes on both sides of the street. (See Figure 5.6) 

 
Although all of the roadways throughout the Plan Area are targeted for streetscape 
improvements, development of the Community Corridors will create visible 
enhancements and a Community immediate identity through unified street themes such 
as historic banners/signs decorative street lighting, benches, tree-lined streets, wider 
sidewalks and upgrades to pedestrian curb ramps. Improvements will be completed 
through grant funds such as Safe Routes to School, private development projects, the 
City’s Capital Improvement Program (CIP), and the formation of benefit-assessment 
districts. 

 
Development of the Community Corridors will illustrate the City’s commitment to 
improvements and reinvestment in the area. Initial investment will help spur additional 
public and private investment and reinvestment in the Plan Area, to help achieve other 
Plan goals, such as attracting neighborhood-serving retail, and additional housing 
opportunities. 
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5.6 Parking Management Strategies 

One of the primary concerns from the Community is lack of available on-street parking 
due to vehicle storage from auto-related industries and residents having multiple 
vehicles per unit. Although there are approximately 1,500 marked and unmarked on- 
street parking spaces within the Plan Area, most blocks suffer from an 80 to 90 percent 
occupancy rate during peak periods of parking demand. To address Community 
concerns regarding existing conditions and begin to plan for future redevelopment, the 
following parking management strategies will be implemented: 

 
1. Increase parking supply by striping angled parking on select east-west local 

streets. 
 

2. Implement a comprehensive residential permit parking district to combat vehicle 
storage. 

 
3. Reduce off-street parking ratios to encourage higher-density, mixed-use 

development to support the Westside Specific Plan’s land use strategy. 
 

5.6.1 Increase Parking Supply 
 

Based on parking surveys of the Plan Area, the following streets have been identified to 
receive angled parking on one side of the street. 

 
 W. 11th Street between Harding Avenue and Roosevelt Avenue 
 W. 12th Street between Harding Avenue and Roosevelt Avenue 
 W. 14th Street between Wilson Avenue and Hoover Avenue 
 W. 15th Street between Wilson Avenue and Roosevelt Avenue 
 W. 16th Street between Wilson Avenue and Roosevelt Avenue 
 W. 17th Street between Wilson Avenue and Hoover Avenue 

 
These streets have the same roadway cross-section and will be striped for consistency 
with the existing north-south streets that currently have angled parking on one side. The 
conversion of parallel parking to angled parking on one side of the street for each of 
these blocks will result in a net increase of approximately 160 parking spaces for the 
Plan Area. 
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Implement Residential Permit Parking District for Plan Area 
 

Currently four residential parking permit districts have been established within the 
Westside Specific Plan Area. Current City Council Policy requires a minimum of 70 
percent of the vehicles parking in a proposed district to consist of “commuter” vehicles 
(vehicles registered to owners who live outside of the neighborhood). The existing 
parking districts are described below: 

 
 Residential Permit Parking District C 

District C includes Hoover Avenue between 9th Street & 11th Street. Only vehicles 
displaying Area C permits are permitted to park between the hours of 7:00 AM and 7:00 
PM, Monday through Friday. 

 
 Residential Permit Parking District D 

District D includes Roosevelt Avenue between 11th Street and 12th Street. Only vehicles 
displaying Area D permits are permitted to park between the hours of 7:00 AM and 7:00 
PM, Monday through Friday. 

 
 Residential Permit Parking District E 

District E includes Roosevelt Avenue between Civic Center Drive and 14th Street. Only 
vehicles displaying Area E permits are permitted to park between the hours of 7:00 AM 
and 7:00 PM, Monday through Friday. 

 
 Residential Permit Parking District J 

District J includes Hoover Avenue between 14th Street & 15th Street. Only vehicles 
displaying Area J permits are permitted to park. 

 
Since the issues of vehicle storage from auto-related industries and residents having 
multiple vehicles per unit extends outside of these “smaller” districts, a “pilot” parking 
program will be implemented to cover a larger geographic area within Westside. 
Comprehensive case studies of residential permit parking district programs and polices 
within the San Diego Region and across the United States were performed. Three 
distinct categories of parking permit districts were summarized from the case studies: 

 
Commuter Lots 

 

In this type of parking district, on and off-street parking facilities are designated as 
preferential parking for commuters. Only commuters with the parking permits issued 
through their place of work may park in these parking spaces. If an employee no longer 
works for the company, the permit is no longer valid for use. 

 
Limited Time-Restricted Parking 
In this type of parking district, parking is restricted to one or two-hours during the 
daytime (8:00 AM – 6:00 PM for example). Vehicles with permits may park at anytime. 
However, vehicles without permits may only park for one or two-hours during the period 
of parking restriction. 
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Extended Time-Restricted Parking 
 

In this type of parking district, no parking is allowed without a permit during the daytime 
(8:00 AM – 6:00 PM for example). Vehicles with permits may park at anytime. However, 
vehicles without permits may not park during the period of parking restriction. This 
option represents the City’s current residential permit parking program. 

 
The “pilot’ program will include further evaluation and input from the Community on all 
three options. Items such as geographic boundaries within the Plan Area, number of 
permits per dwelling unit/business, cost per permit, display of permits, administration and 
enforcement of the program, etc. will be reviewed based on the preferred option or 
combination of options. 
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Chapter 6 Infrastructure and Public Services 

This chapter provides information about water, sewer, and stormwater in the Specific 
Plan Area as well as the availability of public services. 

 

6.1 Infrastructure and Public Service Goals 

The following goal guides planning for infrastructure and public services: 
 

Goal 6.1 Adequate infrastructure and utilities to serve existing and future 
development and, when reasonable upgrade the utilities to City standards. 

 
6.2 Implementing Strategies 

The following series of strategies serve to implement the Infrastructure and Public 
Services goal: 

 
Strategy 6.1 Coordinate infrastructure and public service planning with envisioned land 

use changes in the Westside. 

Strategy 6.2 Ensure adequate capacity in infrastructure and public services to meet 
the demands of existing and planned development. 

 
Strategy 6.3 Review new development applications to ensure that adequate sewer 

collection facilities will be available to serve the project. The project 
applicant shall construct necessary facilities as determined by the City 
Engineer prior to the issuance of occupancy permits. 

 
Strategy 6.4 Coordinate with Sweetwater Authority on completion of a water service 

analysis for the Westside Specific Plan. 
 

Strategy 6.5 Ensure appropriate Water Utility Plans for new development are 
coordinated with Sweetwater Authority to ensure that adequate water 
service will be provided. 

 
Strategy 6.6 Consistent with City standards, all utilities shall be placed underground 

when new development occurs. 
 

Strategy 6.7 Consider instituting a lighting and landscape maintenance district to 
ensure ongoing maintenance of streetscape. 

 
Strategy 6.8 Pursue grant funds for improving and upgrading existing public facilities. 

 
 

6.3 Infrastructure 

As part of Specific Plan preparation, an initial assessment of water, sewer, and 
stormwater infrastructure was completed. The assessment included discussions with 
service providers and review of available planning documentation. 
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6.3.1 Water 
 

Sweetwater Authority provides water service to the Specific Plan Area. Major existing 
water lines serving the Westside are located in the National City Boulevard, Wilson 
Avenue, Plaza Boulevard, West 12th Street, West 16th Street, West 22nd Street, and Mile 
of Cars Way corridors. 

 
Sweetwater Authority performs annual water demand studies to anticipate water use 
within the service area. These studies consider the anticipated population growth within 
the service area, and identify water supplies that will support community needs. Results 
are incorporated into the Sweetwater Authority’s Urban Water Management Plan. The 
growth anticipated as part of this Specific Plan has yet to be analyzed in Sweetwater 
Authority’s water demand projections. 

 
The Sweetwater Authority has indicated that a water service analysis is required for the 
Specific Plan. Although capacity improvements may be necessary, the Sweetwater 
Authority has indicated that they will supply water service to new development in the 
Westside. 

 
6.3.2 Sewer Service 

 
The City of National City’s sewer system serves the Specific Plan Area. The Sanitary 
Sewer and Storm Drain Division operate the local sewer lines that connect to the City of 
San Diego Metropolitan Wastewater Department (Metro) treatment services. The City is 
allowed to contribute 7.5 million gallons per day of wastewater to the Metro system. 

 
As of 2003, 5.67 million gallons of wastewater were generated daily from National City 
were. The City is currently updating their Sewer Master Plan, which sets forth capacity 
upgrades to local lines and facilities to anticipate increased flows from planned 
development and growth. 

 
6.3.3 Stormwater System 

 
The City manages the local stormwater drainage system. Underground stormwater 
facilities are located in the Specific Plan Area in the Civic Center Drive, West 18th Street, 
West 19th Street, and West 24th Street corridors. With the exception of the Civic Center 
Drive line, the stormwater drainage system connects to Paradise Creek drainage. Water 
in this drainage is conveyed via an underground channel to San Diego Bay by way of 
Paradise Marsh. 

 
Since Westside is primarily covered with impervious surfaces, the amount and rate of 
runoff generation are not anticipated to increase as new development occurs under the 
Specific Plan. Grading plans will be required for project components involving grade 
modifications and subterranean structures. At this time, further study of stormwater 
flows and identification of needed improvements can be evaluated as determined 
necessary by the City Engineer. 

Page 1327 of 1838



Westside Specific Plan 
Chapter 6 – Infrastructure and Public Services 
March 2010 

86 

 

 

 

6.4 Public Services 

6.4.1 Schools 
 

The National City School District serves the Specific Plan Area. In May of 2008, their 
enrollment was 5,800 in its kindergarten-to-6th-grade schools. The Specific Plan Area is 
located within the boundaries of the Kimball School service area. Kimball School 
educates children from kindergarten to 6th grade and has approximately 424 students. 
Although the school district’s enrollment has declined from 6,700 in 2004, Kimball 
School enrollment has increased slightly. 

 
Sweetwater Union High School enrollment, as of October 2007, including the 360 adult 
school students, was 2,818 students. National City Middle School provides education to 
794 students. 

 
The Westside is home to the Southwestern College Higher Education Center located 
along National City Boulevard, between Plaza Boulevard and 8th Street, which offers 
undergraduate preparatory classes to the community. The Center enrolls over 1,000 
students per semester and offers over 100 general education courses leading to an 
associate’s degree. There are also classes that provide occupational skills for 
employment, such as dental hygiene or computer programming. The campus is a single 
building located on National City Boulevard. 

 
Table 6.1 lists the schools serving the Specific Plan Area and their locations. 

 
 
 

Table 6.1 
Existing Schools and Locations 

School Name Address 

Elementary Schools 
 

Kimball School 302 West 18th Street 

Middle Schools 
 

National City Middle School 1701 D Avenue 

High Schools 
 

Sweetwater High School 2900 Highland Avenue 

National City Adult School 517 West 24th Street 

Colleges 
 

Southwestern College Higher Education Center 880 National City Boulevard 

Source: National School District, www.nsd.us; Sweetwater Union High School District, 
www.suhsd.k12.ca.us; Southwestern Community College District, www.swc.cc.ca.us. 
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6.4.2 Parks 
 

National City has four City parks that include picnicking and barbecuing areas; 
sports centers, aquatics facilities, fitness facilities, playgrounds, community 
centers, a golf course, and six recreational centers. Kimball Park, a 15.4-acre 
park, is located within walking distance of Westside. Facilities offered at Kimball 
Park include the Martin Luther King Jr. Community Center, ball fields, picnicking, 
the arts center, and the Library. Kimball Senior Center is located across Kimball 
Park along D Avenue and the Boys and Girls Club is immediately to the south. 
Casa de Salud is a community center located at 1402-08 Harding Avenue, within 
the Westside area. It offers space for community events, meeting space, and 
Westside Neighborhood Council meetings. 

 
The Table below reflects the parks and open space available to Westside 
residents. 

 
Table 6.2 

Parks and Open Space 

Acres Square Feet Type Description 
1.22 53,241 COM Boys and Girls Club 
0.85 36,964 COM Cultural Arts Center 
2.03 88,514 COM Library 
1.15 50,148 COM MLK Center 
1.47 63,908 COM Stein Farm 
38.67 1,684,487 OS Paradise Marsh 
2.40 104,621 OS Paradise Marsh (Bannister Steel) 

213.82 9,314,109 OS Salt Flats 
 

13.69 
 

596,543 
 

OS 
Sweetwater River 
(USS Midway Museum) 

9.23 401,909 OS Sweetwater River Channel 
42.03 1,830,815 OS Sweetwater River Bikeway 
2.94 128,255 PARK Boat Launch / Aquatic Center 

22.87 996,158 PARK El Toyon Park 
43.89 1,912,052 PARK Golf Course 
21.37 930,952 PARK Kimball Park 
19.23 837,777 PARK Las Palmas Park 
0.21 9,237 PARK Morgan Square Fountain 
2.06 89,625 PARK Paradise Creek Educational Park 
3.56 154,916 PARK Pepper Park 
2.25 97,883 PARK Sweetwater Heights Centennial Park 

COM = Community 
OS = Native Open Space and trails 
PARK = Active and Passive Recreation 

 
 

6.4.3 Police Services 
 

Police services are currently provided by the National City Police Department. As of 
May 2008, the Department has 92 sworn officers who are assigned to investigation and 
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administrative services. The Department has a SWAT team and provides animal control 
services and traffic and parking enforcement. The station is located at 1200 National 
City Boulevard, at the intersection of 12th Street. Current response times for a fire 
service call to the downtown area are less than five minutes. 

 
6.4.4 Fire Services 

 
The National City Fire Department provides fire control, emergency medical service, 
rescue, and fire prevention and education to the Westside. The station at E. 16th Street 
would typically serve the Westside. Current response time for a fire service call is 4 
minutes or less. 

 
The Department maintains two stations in National City: 

 
 Fire Station 15 is located at 2333 Euclid Avenue 

 Fire Station 34 is located at 333 East 16th Street 

 
The National City Fire Administration is located at City Hall, 1243 National City 
Boulevard. 

 
6.4.5 Emergency Medical Services 

 
Paradise Valley Hospital offers emergency services located at 2400 E. Fourth Street, 
each of Interstate 805. Founded in 1904, Paradise Valley Hospital is the South Bay’s 
oldest hospital, the second oldest hospital in San Diego County, and the largest 
employer in National City. 

 
Currently, the 301-bed, acute care hospital offers a nationally acclaimed Obstetrics 
program, the South Bay’s only life saving 64-slice CT scanner, a renowned rehabilitation 
center, the only Hyperbaric Medicine program in the South Bay and distinguished 
Behavioral Health services. Paradise Valley Hospital also offers 24-hour Emergency 
Services, Cardiac Catheterization Lab, comprehensive surgical services, Inpatient 
Medical and Surgical Center, and Paradise Senior Health Center. 
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Chapter 7 Implementation 

7.1 Plan Adoption 

Adoption of this Specific Plan will necessitate preparation and certification of an 
Environmental Impact Report pursuant to the California Environmental Quality Act 
(CEQA), followed by adoption of the Specific Plan and any amendments to the General 
Plan and Land Use Code necessary to maintain consistency. These amendments will 
include designating the area as a Specific Plan overlay with multiple new land use 
designations as well as modification of the General Plan/Zoning Map to apply these 
designations within the boundaries of the Westside Specific Plan Area. 

 
In addition, various sections of the General Plan will need to be modified or deleted. The 
following sections would be deleted: 

 
7.1.1 Economic Development (Chapter V) 

 
Industrial, Light Manufacturing/Residential (ML/R): Applied to Westside area, reflects the 
location of manufacturing and commercial business among residences, permits low 
intensity, high quality industrial activities, along with office and institutional development, 
where compatible with adjacent uses. This designation also encourages improvement 
and expansion of existing housing and permits new construction of single-family homes 
(one per lot). Minimum lot size for new subdivisions is 5,000 sq. ft. (Industrial, pp 38) 

 
Goal 20, Continue to apply recently adopted standards of the Light Manufacturing Zone, 
including discretionary review (conditional use permits), for proposed commercial and 
industrial development in the Westside area (Implementation pp 41). 

 
The following sections would be modified. 

General Plan Map – Recreation (pp 47) 

The Open Space (OS) overlay designation for the public owned properties adjacent to 
Paradise Creek will need to be reduced to reflect the Westside land use map. 

 
7.1.2 Land Use Code 

 
Residential Zones, Chapter 18.14 must be amended to include residential zone RS-4 
to provide for single-family homes on lots with a minimum lot size of 2,500 square feet 
within the Westside Specific Plan area. 

 
Commercial Zones, Chapter 18.16 must be amended to reflect land use list contained 
in the specific plan, as Appendix A. Additionally, the increased yard requirements 
adjacent to a residential zone shall be modified. 

 
Industrial (Manufacturing) Zones, Chapter 18.18 must be amended to eliminate the 
ML/R zone that will no longer be a zone within the city. 

 
Lots, Chapter 18.56 must be amended to allow for 2,500 square foot parcels with 
minimum widths of 25 feet within the RS-4 zone. 
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Off-Street Parking and Loading, Chapter 18.58 would be amended to reflect the parking 
standards provided in Chapter 5 of this plan. 

 
Section 18.58.240 would be amended to include the RS-4 zone and the requirement for 
two (2) parking spaces within an enclosed garage for each new single-family residence, 
with no increase in parking spaces based on the number of bedrooms. 

 
Section 18.58.290 Section 18.58.290 Schedule of parking requirements – Business and 
commercial uses would remove the requirement for a minimum of 10 parking spaces for 
eating places. 

 
Mixed Use, Chapter 18.140 would be revised to remove the requirement for a CUP in 
certain instances as referenced in Chapter 4 and Appendix A and would include the 
MCR-1 and MCR-2 zoning descriptions. 

 

7.2 Permit Processing 

Individual development projects within Westside Specific Plan Area are subject to review 
and approval of subsequent permits and entitlements including subsequent 
environmental review under CEQA. Application and processing requirements shall be in 
accordance with the City’s Land Use Code and other regulations, unless otherwise 
modified by the Specific Plan. All subsequent development projects, public 
improvements, and other activities shall be consistent with this Specific Plan and all 
applicable City of National City policies, requirements and standards. In acting to 
approve a subsequent project or permit, the City may impose conditions as are 
reasonable and necessary to ensure that the project is in compliance with the Specific 
Plan and all applicable plans and regulations. 

 

7.3 Specific Plan Amendments and Revisions 

Any future change to the Specific Plan would require approval of a Specific Plan 
Amendment. Specific Plan Amendments are processed in the same manner as the initial 
Specific Plan adoption, requiring application submittal, payment of processing fee, 
potential for additional environmental review and amendments to the certified 
Environmental Impact Report, review and recommendation by the Planning Commission 
and final action by the City Council. 

 

7.4 Public Improvement Financing 

The Specific Plan identifies a variety of public improvements intended to enhance 
neighborhood livability and safety and to accommodate any increased service needs as 
a result of new development.  Potential improvements may include: 

 
1. Streetscape and mobility improvements within community corridors; 

2. Possible water, wastewater, and stormwater capacity improvements; 

3. Expansion of the restoration and interpretive trail within the Paradise Creek 
Corridor and expansion of Paradise Creek Educational Park; 
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4. Construction of a new community center and park at Wilson Street and 14th 
Street; and 

 
5. Installation of bicycle facilities including bicycle lanes and bicycle parking. 

 
Implementing improvement projects will require varying levels of funding. A variety of 
funding mechanisms are available depending on the nature of the improvement project: 

 
 Institution of impact fees for new development. 

 Requiring certain public improvements as part of new development. 

 Dedicating park fund fees per Municipal Code Chapter 4.50, Building Construction 
Fees for use within the Paradise Creek and surrounding area. 

 Establishing community benefit districts, such as property-based improvement and 
maintenance districts for streetscape, lighting, sidewalk improvements, etc. 

 Using tax increment funds generated by the Redevelopment Agency. 

 Applying for grants from the state and federal government, nonprofit organizations, 
and private benefactors for park improvements along Paradise Creek, streetscape 
and pedestrian improvements, and traffic calming measures. 
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APPENDIX A 
Westside Specific Plan  

Land Use 

Group    No 
Use # 

Use Group1 Reference 

Zones 

RS-4 MCR-1 MCR-2 CL IC 
Mixed-

Use 
Overlay 

OSR 

1 
Area wide permitted uses – As 
noted below 

18.104.050       - 

 Arboretum        X 

 Crop Raising  X X X - X X X 

 Drainage Improvements  X X X X X X X 

 Open Space  X X X X X X X 

 Public Utility & Transmission Lines  X X X X X X X 

2 
Area wide conditional uses – 
Those uses as noted below 

18.104.060       - 

 Adult Day Health Care Center  - C C C - C - 

 Athletic Field  - - - - X - X 

 Auditorium  - C C C C C - 

 Dormitories  - C C   C  

 Head Start Program  - C C C C C  

 Park – Public or Private  X X X X X X X 

 Post Office  - X X X X X - 

 Public Works Yard  - C C C - C - 

 Religious Services  C C C C C C C 

 Schools & Colleges  - C C C C C - 

 Transportation Terminals  - C C C  C  

3 Animal Husbandry 18.104.070 - - - - - - - 

4 Automotive and allied services 18.104.080 – - - - - - - 

 Auto Detailing  - - - - - - - 

 
Auto Electronics Installation & 
Repair 

 - - - - - - - 

 Auto Electronics Shop  - - - - - - - 

 Auto Glass Shop  - - - - - - - 

 Auto Muffler Shop  - - - - - - - 

 Auto Parts & Accessories Sales  - X X X - X - 

 Auto Parts Exchange  - - - - - - - 

 Auto Pawn Lot  - - - - - - - 

 Auto Radiator Shop  - - - - - - - 
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Land Use 

Group    No 
Use # 

Use Group1 Reference 

Zones 

RS-4 MCR-1 MCR-2 CL IC 
Mixed-

Use 
Overlay 

OSR 

 Auto Repair, Minor & Major  - - - - - - - 

 Auto Repair Mobile  - X X X - X - 

 Auto Sales and Leasing  - C C C - C - 

 Auto Sales, Used  - C C C - C - 

 
Auto Services Office (Insurance, 
Financing, etc.) 

  X X X  X  

 Auto Smog Emission Station  - - - - - - - 

 Auto Static Inspection  - - - - - - - 

 Auto Storage  - - - - - - - 

 Auto Towing (Dispatch Only  - - - - - - - 

 Auto Transmission Repair  - - - - - - - 

 Auto Upholstery  - - - - - - - 

 Boat Sales & Leasing  - C C C - C - 

 Camper Sales, Leasing, Rental  - C C C - C - 

 
Car Wash (Accessory Gas Pumps 
Permitted) 

 - - - - - - - 

 Drive-In Tune up  - - - - - - - 

 Gas Sales  - - - - - - - 

 Mobile Home Sales   C C C - C - 

 
Motorcycle Sales Leasing, Rental 
Repair 

 - - - - - - - 

 
Trailer Sales, Leasing, Rental, 
Repair 

 - - - - - - - 

 
Truck Sales, Leasing, Rental 
Repair 

 - - - - - - - 

 Used Car Reconditioning  - - - - - - - 

 Van Conversion Service  - - - - - - - 

 
Auto Painting with Accessory 
Body & Fender Work 

 - - - - - - - 

 
Auto Repair Minor Accessory to a 
Department Store 

 - C C C - C - 

 
Liquefied Petroleum Gas 
Dispensing 

 - - - - - - - 

5 
Amusement and entertainment, 
Uses as permitted below, subject 
to CUP as noted 

18.104.090 – C C C - C - 

 Amusement Arcade  - C C C - C - 

 Bar   C C C - C - 

 
Burlesque, Pantomine, and 
Modeling Shows 

 - - - - - - - 

 Cabarets  - - - - - - - 
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RS-4 MCR-1 MCR-2 CL IC 
Mixed-

Use 
Overlay 
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 Cocktail Lounge  - C C C - C - 

 Dance Hall (Serving Alcohol)  - - - - - - - 

 Nightclub  - C C C - C - 

 Pool Hall/Billiard Hall  - C C C - C - 

 
Restaurant with Dancing after 
Dinner Hours 

 - X X X - X - 

6 
Commercial recreation indoor 
Uses 

18.104.100 – C C C C C - 

7 
Commercial recreation outdoor 
- 

18.104.110 – C- C C - C- - 

8 
Community, cultural, and public 
recreational services 

18.104.120 - C C C C C C 

9 

Dwelling, single-family* 
(*Existing SFR permitted and 
allowed to expand in CL, no new 
Single family use permitted in 
CL) 

18.104.130 X X X X* X X - 

10 Dwelling, two-family* 18.104.140 - X X - - X - 

11 Multiple-family dwelling* 18.104.150 - X X - - X - 

12 Dwelling, mobile home 18.104.160 - – -- - - – - 

 Transitional/Supportive Housing  - X X - - X - 

 Group Home (up to 6 individuals)  X X X - - X - 

13 Eating places, other than takeout 18.104.170 _ X X X - X - 

14 
Drive-thru/drive-in take-out eating 
places 

18.104.180 – X X X - X - 

15 Food processing 18.104.190 – – - - - – - 

16 Gasoline service stations 18.104.200 – – - - - – - 

17 Convenience goods & services 18.104.210 - X X X - X - 

18 Shopping goods & services 18.204.220 - X X X - X - 

19 

Other goods and services except 
those prohibited uses noted 
below: All services permitted 
shall provide storage within the 
building. No exterior storage 
permitted. 

18.104.230 -- X X X  X  

 
Auto Electronics Installation and 
Repair 

- - - - - - - - 

 Auto Transmission Repair - - - - - - - - 

 Car Wash - - - - -  - - 

 Ceramic Product Sales Yard - - - - - - - - 

 Compressor Unit Sales & Service - - - - - - - - 

 Dry Cleaning Plant - - - - - - - - 
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 Exterminating Service - - - - - - - - 

 Lumber Yard - - - - - - - - 

 Nursery Garden Supplies - - - - - - - - 

 
Outboard Motor Sales, Service & 
Repair 

- - - - - - - - 

 
Plaster Cast Figurines Sale and 
Outdoor Display 

- - - - - - - - 

 
Pottery and Ceramic Product 
Sales Yard 

- - - - - - - - 

 Recycling Collection Center - - - - - - - - 

 
Shipping containers Incidental to 
Reverse Vending Machines with a 
Licensed Recycling Facility 

- - - - - - - - 

 
Conditional Use Permit uses as 
noted in Use Group 19 

- - C C C - C - 

20 
Heavy equipment & machinery 
Not permitted except as noted 
below 

18.104.240 – – - - - – - 

 Public Transit Facility  - - - X - - - 

21 Hotel, motel, & related services 18.104.250 – X X X - X  

22 

Light manufacturing - All services 
noted as permitted shall provide 
storage within the building. No 
exterior storage permitted. 

18.104.260 – X X X -- X - 

 Assembly - - - - - - - - 

 Assembly of Camper Shells - - - - - - - - 

 Assembly of Electronic Circuits  - - - - - - - 

 Assembly or Packaging  - - - - - - - 

 Auto Assembly  - - - - - - - 

 Auto Detailing - - - - - - - - 

 Auto Repair, Mobile - - X X X - X - 

 Blacksmith - - - - - - - - 

 
Building Materials Storage Yard & 
Retail Sales 

- - - - - - - - 

 Cabinet & Carpentry Shops   C C C  C  

 
Chemical Etching of 
Manufactured Products 

- - - - - - - - 

 
Computer Maintenance and 
Installation 

  X X X - X - 

 
Contractor’s Storage and 
Equipment Yard 

- - - - - - - - 

 
Deck Systems Packaging and 
Services 

- - - - - - - - 

 Delicatessen   X X X - X - 
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APPENDIX A 
Westside Specific Plan  

Land Use 

Group    No 
Use # 

Use Group1 Reference 

Zones 

RS-4 MCR-1 MCR-2 CL IC 
Mixed-

Use 
Overlay 

OSR 

 Diving (Commercial)   C C C - C - 

 Diving Equipment Mfg  - - - - - - - 

 Electrical Appliance Assembly  -- C C C - C - 

 Equipment Repair  - C C C - C - 

 Exterminating Service - - - - - - - - 

 Farmers Market  - C C C C C  

 Film Processing  - X X X - X - 

 
Hydraulic Repair, Marine & 
Commercial 

 - - - - - - - 

 Machine Shop  - - - - - - - 

 Mail Order House  - - - - - - - 

 Manufacture 18.104.260- - - - - - - - 

 Mattress Repair & Recovering  - - - - - - - 

 Metal Polishing  - - - - - - - 

 Packaging  - - - - - - - 

 
Painting of Small Parts & Metal 
Coating 

 - - - - - - - 

 Pharmaceutical Drugs Packaging  - - - - - - - 

 Plastic Fabricating & Extrusion  - - - - - - - 

 
Pneumatic & Hydraulic Control 
Systems Repair 

 - - - - - - - 

 
Refuse Disposal Truck & 
Container Facility 

 - - - - - - - 

 
Repair of Shop Equipment (Milling 
Machines, Lathes, Grinders, etc.) 

 - - - - - - - 

 Sheet Metal Shop  - - - - - - - 

 Tire Rebuilding or Recapping  - - - - - - - 

 Toiletries (Packaging)  - - - - - - - 

 Tool & Die Shop  - - - - - - - 

 Used Tire Sales  - - - - - - - 

 
Wholesaling, Warehousing & 
Distribution 

18.104.390 - - - - - - - 

 Welding Shop  - - - - - - - 

 
Wholesale Business Principal use 
– no retail) 

 - - - - - - - 

 
Wholesale (in conjunction with 
retail) 

 - - - - - - - 

 Wood Sawing  - - - - - - - 

 Wood Truss Fabrication & Sales  - - - - - - - 
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APPENDIX A 
Westside Specific Plan  

Land Use 

Group    No 
Use # 

Use Group1 Reference 

Zones 

RS-4 MCR-1 MCR-2 CL IC 
Mixed-

Use 
Overlay 

OSR 

22 
All Uses noted as permitted with 
a Conditional Uses would not be 
permitted. 

18.104.260  - - - -- - - 

23 Medium manufacturing 18.104.270 – – - - - – - 

24 Heavy manufacturing 18.104.280 – – - - - – - 

25 Manufacturing tidelands 108.104.290 – – - - - – - 

26 
Mineral resource extraction and 
processing 

108.104.300 – – - - - – - 

27 Offices and studios 18.104.310 – X X X X X - 

 
Artist and craft studios and similar 
cottage industry 

  X X X X X - 

 

Schools, studios and colleges 
Located within an existing 
building when adequate parking 
can be established (as 
determined by the Planning 
Director) 

  X X X X X  

28 Off-street parking 18.104.320 – X X X - X - 

29 Public protection facilities 18.104.330 - C C C C C - 

30 Public Utilities 18.104.340 - C C C C C - 

31 Research & Development 18.104.350 - - - - - - - 

32 Scrap metal processing 18.104.360 - - - - - - - 

33 Signs & Outdoor Advertising 18.104.370 X X X X X X X 

34 
Temporary Uses – with approval 
of a Temporary Use Permit 

18.104.380 X X X X X X X 

35 
Wholesaling, Warehousing & 
Distribution 

18.104.390 - - - - - - - 

36 Truck Transportation Facilities 18.104.400 - - - - - - - 

37 Waterfront 18.104.410 - - - - - - - 

38 Open Space Reserve 18.104.420 X X X X X X X 

39 Open Space Reserve 18.104.430 X X X X X X X 

 

1 Use group numbers and reference sections correspond to standard nomenclature and 
definitions established in Section 18.104 of the NCLUC. 

2 Ground floor retail required on Civic Center Drive. 
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Title 18 ZONING1 

Chapters: 

DIVISION 1. GENERAL PROVISIONS 

Chapter 18.10 UNDERSTANDING THE LAND USE CODE 

18.10.010 Purpose. 

A. Purposes of This Title.  

1. Promote and protect the public health, safety, welfare and general prosperity of the city;  

2. Implement the general plan;  

3. Encourage the most desirable and appropriate use of land for open space, residential, commercial, 
industrial, institutional, and other purposes, including the most desirable mix and intensity of uses and 
density of population throughout the city;  

4. Ensure the orderly and adequate provision of infrastructure, facilities, and services such as streets, 
sidewalks, water, sewer, schools, and other public improvements;  

5. Encourage the most appropriate use and occupancy of buildings;  

6. Promote good planning and design;  

7. Provide standards that include: the use and intensity of use of structures and land for residential, 
commercial, industrial, institutional, or other purposes; population density; the location, height, bulk 
and size of buildings and other structures; yards, courts, and other private and public open spaces; 
parking and loading; signs; the division of land; and grading.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.10.020 Applicability. 

A. Limitations on Land Use. Except as otherwise provided:  

1. No building or part thereof or other structure shall be erected, altered, added to or enlarged, nor shall 
any land, building, structure or premises be used, designated or intended to be used for any purpose or 
in any manner other than those uses listed in this title as permitted in the zone in which such building, 
land, or premises is located.  

                                                                 

1Editor's note(s)—Ord. No. 2012-2372, adopted Feb. 7, 2012, repealed Title 18Editor's note(s)— and enacted a 
new title as set out herein. The former Title 18Editor's note(s)— pertained to similar subject matter. For a 
complete derivation, see the Disposition of Ordinances.  

Page 1340 of 1838



 
 

 
    Created: 2021-05-11 11:41:11 [EST] 
(Supp. No. 57) 

 
Page 2 of 295 

2. No building or part thereof or structure shall be erected, nor shall any existing building be altered, 
enlarged or rebuilt or moved into any zone, nor shall any open space be encroached upon or reduced 
in any manner, except in conformity with the standards and regulations of this title.  

B. Application of Provisions. The provisions of this title shall apply to all structures or land owned, operated or 
controlled by any person, corporation, or governmental agency, unless specifically excepted by ordinance or 
by applicable state or federal regulations.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.10.030 Authority, relationship to the general plan, specific plans, and design guidelines. 

A. Statutory Authority. This title is adopted pursuant to the provisions of the Planning Law, Title 7 of the 
Government Code of the state.  

B. Relationship to the General Plan. The Land Use Code is the primary tool used to implement the goals and 
policies contained within the general plan. All matters governed by this title shall substantially conform to 
the purposes, intent or provisions of the general plan. Any recommendations for zone changes, if found to be 
not in conformance with the general plan and its phrasing, should not be permitted unless it is also found 
that the general plan is in error or in need of change. In this situation, the general plan must also be 
amended to maintain consistency between the general plan and zoning.  

C. Relationship to Specific Plans. Specific plans are designed to meet the requirements of the State Government 
Code and National City's General Plan. All uses, buildings, or structures located within a specific plan area 
shall comply with the provisions of the applicable specific plan. Where such provisions conflict with zoning 
regulations, the requirements of the adopted specific plan shall take precedence over the Land Use Code. In 
instances where the specific plan is silent, the Land Use Code shall prevail.  

D. Relationship to Design Guidelines. The city's design guidelines are intended to supplement the general design 
and development regulations located in Division 4 of this Land Use Code. Conformance to the design 
guidelines is strongly encouraged, but not mandatory. The design guidelines represent the city's preferences 
and provide examples of appropriate, quality design that positively contribute to the character of the 
community, but they are not intended to preclude alternatives or restrict imagination. In the event there is a 
conflict between Division 4 of this Land Use Code and the design guidelines, the regulations in Division 4 shall 
prevail.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.10.040 Responsibility for administration. 

This Land Use Code shall be administrated by: the city council, the planning commission, and the city 
manager or his/her designee in compliance with Title 18 of the Municipal Code.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.10.050 Interpretation of land use code provisions. 

A. Purpose. This section provides rules for resolving questions about the meaning or applicability of any part of 
this title. The provisions of this section are intended to ensure the consistent interpretation and application 
of the requirements of this Land Use Code and the General Plan.  

B. Rules of Interpretation.  
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1. Authority. The city manager or his/her designee shall have the responsibility and authority on a staff 
level to interpret the meaning and applicability of all provisions and requirements of this title.  

2. Language.  

a. Terminology. When used in this title, the words "shall," "will," "is to," and "are to" are always 
mandatory. "Should" is not mandatory but is strongly recommended; and "may" is permissive. 
The present tense includes the past and future tenses; and the future tense includes the present. 
The singular number includes the plural number, and the plural the singular, unless the natural 
construction of the word indicates otherwise. The words "include," "includes," and "including" 
mean "including but not limited to …."  

b. Number of Days. Whenever a number of days is specified in this title, or in any permit, condition 
of approval, or notice issued or given as provided in this title, the number of days shall be 
construed as calendar days, unless business days are specified. Time limits will extend to the 
following business day where the last of the specified number of days falls on a day that the city 
is not open for business, except as otherwise provided for by other state and federal laws, 
regulations, and agencies.  

c. Number of Months. Whenever a time limit in this title is specified in months, the number of 
months shall be deemed to be consecutive months.  

3. Calculations and Rounding. Where provisions of this Land Use Code require calculations to determine 
applicable requirements, any fractional/decimal results of the calculations shall be rounded as 
provided by this section.  

a. Residential Density and Number of Lots/Parcels. For example, the RS-1 zoning district allows a 
minimum lot area of ten thousand square feet for new subdivisions. Therefore, a parcel of thirty-
eight thousand square feet could be subdivided into a maximum of three parcels, if approved by 
the review authority (38,000/10,000 = 3.8, which would be rounded down to three). Refer to 
Section 18.10.060(C) for rules regarding fractions.  

4. Conflicting Requirements. Any conflicts between requirements of this title, or between this title and 
other regulations, shall be resolved as follows.  

a. Land Use Code Provisions. In the event of any conflict between the provisions of this title, the 
most restrictive requirement shall control.  

b. Development Agreements or Specific Plans. In the event of any conflict between the 
requirements of this title and standards adopted as part of any development agreement or 
specific plan, the requirements of the development agreement or specific plan shall control.  

c. Other Regulations. In the event of any conflict between requirements of this Land Use Code and 
other regulations of the city, the most restrictive requirement shall control as determined by the 
city.  

d. Private Agreements. It is not intended that the requirements of this Land Use Code shall interfere 
with, repeal, abrogate or annul any easement, covenant, or other agreement that existed when 
this Land Use Code became effective. This Land Use Code applies to all land uses and 
development regardless of whether it imposes a greater or lesser restriction on the development 
or use of structures or land than an applicable private agreement or restriction, without affecting 
the applicability of any agreement or restriction. The city shall not enforce any private covenant 
or agreement unless it is a party to the covenant or agreement.  

e. General Plan. See Section 18.10.030(B).  
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5. Internal Cross-References. When a provision of this Land Use Code refers to a requirement elsewhere, 
the subject of the cross reference is assumed to be another chapter, section, or subsection of this title, 
or another provision within the same section or chapter, unless the title of another document is 
provided.  

6. Zoning Map Boundaries. See Chapter 18.20 (Zoning Map).  

7. Allowable Uses of Land. See Chapters 18.21 through 18.26 for allowable land uses by zoning district.  

C. Procedures for Interpretations.  

1. Whenever the requirements of this title are subject to interpretation generally, or as applied to a 
specific case, the city manager or his/her designee shall issue a determination, or refer the matter to 
the planning commission for interpretation.  

2. Request for Interpretation. The request for an interpretation or determination shall be filed with the 
city and shall include all information required by the city.  

3. Referral of Interpretation. The city manager or his/her designee has the option of forwarding any 
determination of the meaning or applicability of any provision of this title directly to the planning 
commission for consideration.  

4. Findings, Basis for Interpretation. The issuance of an interpretation shall include findings stating the 
basis for the interpretation. The basis for an interpretation may include technological changes or new 
industry standards. The issuance of an interpretation shall also include a finding documenting the 
consistency of the interpretation with the General Plan, and any applicable specific plan.  

5. Record of Interpretations.  

a. Interpretations shall be written and quote the provisions of this title interpreted, and the 
applicability in the particular or general circumstances that caused the need for interpretations; 
and  

b. This title shall be amended to reflect interpretations made as soon as is practical. Until an 
amendment can occur, the city manager or his/her designee shall maintain a complete record of 
all interpretations indexed by the number of the chapter or section that is the subject of the 
interpretation.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.10.060 Rules of measurement. 

A. Purpose. The purpose of this section is to explain how various measurements referenced in this title are to 
be calculated.  

B. Applicant Responsibility. For all calculations, the applicant shall be responsible for supplying drawings 
illustrating the measurements that apply to a project. These drawings shall be drawn to scale and of 
sufficient detail to allow easy verification upon inspection by the city.  

C. Fractions. When calculating a maximum requirement, round down to nearest whole number. When 
calculating a minimum requirement, round up to nearest whole number.  

D. Measuring Distances.  

1. Measurements are the Shortest Distance. When measuring a required distance, such as the minimum 
distance between a structure and a lot line, the measurement is made at the closest or shortest 
distance between the two objects.  
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2. Distances are Measured Horizontally. Distances are measured along a horizontal plane unless 
otherwise specified.  

3. Measurements Involving a Structure. Measurements involving a structure are made to the closest wall 
of the structure, unless otherwise specified.  

4. Measurements Between Uses. When measuring the distance between two different uses, the 
measurement is calculated from closest lot line to lot line.  

E. Measuring Height.  

1. General. Height shall be considered the vertical distance from the highest point of any structure to the 
ground level directly below, except as otherwise provided in this section.  

2. Measuring Building Height on Sloped Lots. Height shall be measured from any point on top of the 
building to a line directly below which connects to opposite perimeter walls, or other perimeter 
support systems, at the lower of natural or finished grade. All parts of a building, except for allowed 
projections specifically listed in this Land Use Code, shall comply with maximum height limits.  

3. Measuring the Height of Buildings Located Near Retaining Walls. If any portion of a building lies within 
the setback area of a lot and the base of the retaining wall is at a lower elevation than the building, the 
height of the building shall be calculated from the base of the retaining wall (at the lower of natural or 
finished grade) rather than from the base of the building wall.  

4. Measuring the Height of Combined Fences and Retaining Walls. When a fence is constructed on top of 
or within one foot of the face of an above-ground retaining wall, and located in a required yard, the 
height of the fence shall be measured from the top of the fence to the midpoint height of the retaining 
wall.  

F. Measuring Lot Width and Depth.  

1. Lot Width. Minimum lot width shall be measured at the front setback line, or from the front property 
line is there is no required setback, as determined by the zoning of the parcel.  

2. Lot Depth. Lot depth is measured along an imaginary straight line drawn from the midpoint of the front 
property line of the lot to the midpoint of the rear property line or to the most distant point on any 
other lot line where there is no rear lot line.  

G. Determining Floor Area. Floor area is the horizontal area (expressed in square feet) of all floors included 
within a building or buildings, according to the following rules:  

1. Included in Floor Area. Floor area is deemed to include:  

a. The floor of atrium and lobby areas.  

b. Enclosed and roofed storage and equipment spaces.  

c. Enclosed and roofed halls, stairways, and elevator shafts.  

d. Enclosed and roofed porches and balconies.  

e. Portions of basements and attics that meet building code height requirements for living space.  

f. The actual floor space of mezzanines, interior balconies, and lofts.  

2. Excluded from Floor Area. Floor area does not include:  

a. Unenclosed balconies, decks, porches, and stairs.  

b. Substandard height portions of attics and basements.  
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c. The area within a building adjacent to, and in an imaginary horizontal plane with, interior 
balconies, mezzanines, or lofts.  

H. Determining Floor Area Ratio. Floor area ratio (FAR) is the ratio of the floor area of all principal and accessory 
buildings on a lot to the lot area. To calculate FAR, floor area is divided by lot area, and typically expressed as 
a decimal. For example, if the floor area of all buildings on a lot totals twenty thousand square feet, and the 
lot area is ten thousand square feet, the FAR is expressed as 2.0.  

I. Determining Lot Coverage. Lot coverage is the ratio of the footprint of all structures on a lot to the lot area, 
typically expressed as a percentage. The footprints of all principal and accessory structures, including 
garages, carports and roofed porches, shall be summed in order to calculate lot coverage. The following 
structures shall be excluded from the calculations:  

1. Unenclosed and unroofed structures; porches, landings, balconies, and stairways less than three feet in 
height.  

2. Unenclosed and unroofed decks less than eighteen inches in height.  

3. Eaves and roof overhangs projecting up to four feet from a wall.  

4. Trellises and similar structures that do not have solid roofs.  

5. Swimming pools and hot tubs that are not enclosed in roofed structures.  

6. Trash enclosures.  

7. Solar collectors.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

 

18.10.070 Reasonable Accommodations. 

A.    Purpose and Intent. It is the purpose of this section to provide reasonable accommodations in the City’s zoning 
and land use regulations, policies, and practices when needed to provide an individual with a disability an 
equal opportunity to use and enjoy a dwelling. 

B.     Definitions. The following terms as used in this section shall, unless the context clearly indicates otherwise, 
have the following meanings: 

1. “Applicant” means a person, business, or organization making a written request to the city for 
reasonable accommodation in the strict application of the City’s zoning and land use laws, rules, 
policies, practices and/or procedures. 

2. “Director” means the Community DevelopmentPlanning Director. 

3. “Disabled person” or “person with a disability” means an individual who has a physical or mental 
impairment that limits one or more of that person’s major life activities; anyone who is regarded as 
having such impairment; or anyone who has a record of having such an impairment. Such an 
impairment shall not include an individual’s current, illegal use of a controlled substance. 

4. “Fair Housing Laws” means the “Federal Fair Housing Act,” the Americans with Disabilities Act, and the 
“California Fair Employment and Housing Act,” as these statutes now exist or may be amended from 
time to time, and each Act’s implementing regulations. 

5. “Reasonable accommodation” means any deviation requested and/or granted from the strict 
application of the City’s zoning and land use laws, rules, policies, practices and/or procedures. 
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C.     Authority of the Planning Director. The Planning Director is hereby designated to approve, conditionally 
approve, or deny, without public hearing, all applications for a reasonable accommodation. 

D.    Procedure for Application Review. 

1.     Applicant. A request for a reasonable accommodation may be made by any person with a disability, his 
or her representative, or a developer or provider of housing for individuals with a disability. 

2.     Application. An application for a reasonable accommodation shall be made on a form provided by the 
Planning Department. No fee shall be required for a request for reasonable accommodation, but if the 
project requires another discretionary permit, then the prescribed fee shall be paid for all other 
discretionary permits. If an individual needs assistance in making the request for reasonable 
accommodation, the City will provide assistance to ensure that the process is accessible. 

3.     Other Discretionary Permits. If the project for which the request for reasonable accommodation is made 
requires another discretionary permit or approval, the applicant may file the request for reasonable 
accommodation together with the application for the other discretionary permit or approval. The 
processing procedures of the discretionary permit shall govern the joint processing of both the 
reasonable accommodation and the discretionary permit. 

4.     Required Submittals. An application for a reasonable accommodation shall include the following: 

a.     Documentation that the applicant is: (i) a person with a disability, (ii) applying on behalf of one or 
more persons with a disability, or (iii) a developer or provider of housing for one or more persons 
with a disability; 

b.     The name and address of the individual(s) requesting the reasonable accommodation; 

c.     The name and address of the property owner(s); 

d.     The address of the property for which accommodation is requested; 

e.     A description of the reasonable accommodation requested by the applicant; 

f.      An explanation of how the specific reasonable accommodation requested by the applicant is 
necessary to provide one or more persons with a disability an equal opportunity to use and enjoy 
the residence; 

g.     Where applicable, documentation that the requested accommodation is designed and constructed 
pursuant to the California Code of Regulations to allow access, circulation and full use of the 
building and facilities by persons with disabilities. 

5.     The planning director may request additional information from the applicant if the application does not 
provide sufficient information for the City  to make the findings required in subsection E. 

E.     Basis for Approval or Denial of a Reasonable Accommodation. 

1.     Findings. The written decision shall be based on the following findings, all of which are required for 
approval: 

a.     The requested accommodation is requested by or on behalf of one or more persons with a 
disability protected under the Fair Housing Laws; 

b.     The requested accommodation is necessary to provide one or more individuals with a disability an 
equal opportunity to use and enjoy a dwelling; 

c.     The requested accommodation will not impose an undue financial or administrative burden on the 
City; 
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d.     The requested accommodation will not result in a fundamental alteration in the nature of the 
City’s zoning program; 

e.     The requested accommodation will not, under the specific facts of the case, result in a direct 
threat to the health or safety of other individuals or substantial physical damage to the property 
of others. 

2.     In determining whether the requested reasonable accommodation is necessary to provide one or more 
disabled persons an equal opportunity to use and enjoy a dwelling, pursuant to subsection (E)(1)(b), 
the City may consider, but is not limited to, the following factors: 

a.     Whether the requested accommodation will affirmatively enhance the quality of life of one or 
more individuals with a disability; 

b.     Whether the individual or individuals with a disability will be denied an equal opportunity to enjoy 
the housing type of their choice absent the accommodation; 

c.     In the case of a residential care facility, whether the requested accommodation is necessary to 
make facilities of a similar nature or operation economically viable in light of the particularities of 
the relevant market and market participants; 

d.     In the case of a residential care facility, whether the existing supply of facilities of a similar nature 
and operation in the community is sufficient to provide individuals with a disability an equal 
opportunity to live in a residential setting. 

3.     In determining whether the requested reasonable accommodation would require a fundamental 
alteration in the nature of the City’s zoning program, pursuant to subsection (E)(1)(d), the City may 
consider, but is not limited to, the following factors: 

a.     Whether the requested accommodation would fundamentally alter the character of the 
neighborhood; 

b.     Whether the accommodation would result in a substantial increase in traffic or insufficient 
parking; 

c.     Whether granting the requested accommodation would substantially undermine any express 
purpose of either the City’s general plan or an applicable specific plan; 

d.     In the case of a residential care facility, whether the requested accommodation would create an 
institutionalized environment due to the number of and distance between facilities that are 
similar in nature or operation. 

4.     Rules While Decision is Pending. While a request for reasonable accommodation is pending, all laws and 
regulations otherwise applicable to the property that is the subject of the request shall remain in full 
force and effect. 

F.     Notice of Decision. 

1.     The Planning Director shall issue a written determination to approve, conditionally- approve, or deny a 
request for a reasonable accommodation. The Planning Director may elect to forward the matter to 
the Planning Commission for consideration of the application. 

2.     Appeals of the Director’s action shall be made in accordance with Section 18.12.060. 

G.    Expiration, Time Extension, Violation, Discontinuance, and Revocation. 

1.     Expiration. Any reasonable accommodation approved in accordance with the terms of this Section shall 
expire within twenty-four months from the effective date of the approval, or at an alternative time 
specified as a condition of the approval, unless: 
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a.     A building permit has been issued and construction has commenced; 

b.     A certificate of occupancy has been issued; 

c.     The use is established; or 

d.     A time extension has been granted. 

2.     Time Extension. 

a.     The Planning Director may, upon an application being filed prior to expiration and for good cause, 
grant a time extension of up to three one-year extensions of time. Each extension of time shall be 
granted in one-year increments only. Upon granting of an extension, the Planning Director shall 
ensure that conditions of the administrative approval comply with all current development code 
provisions. 

b.     Notice. Notice of the Planning Director’s decision on a time extension shall be provided in writing. 
All written decisions shall give notice of the right to appeal and to request reasonable 
accommodation in the appeals process. 

c.     Appeal of Determination. A time extension for a reasonable accommodation shall be final unless 
appealed to the City Council within fourteen calendar days of the date of mailing of the 
determination. An appeal shall be made in writing and shall be noticed and heard pursuant to the 
procedures established in Section 18.12.060 of this code. 

3.     Discontinuance. If the disabled persons for whom the reasonable accommodation was originally granted 
vacate the residence to which the reasonable accommodation applies, the reasonable accommodation 
shall remain in effect only if the Planning Director determines that: (a) the modification is physically 
integrated into the residential structure and cannot easily be removed or altered to comply with the 
Municipal Code; or (b) the accommodation is necessary to give another disabled individual an equal 
opportunity to enjoy the dwelling. The planning director may request that the applicant, or his or her 
successor-in-interest, provide documentation that subsequent occupants are persons with disabilities. 
Failure to provide such documentation within thirty days of the date of a request by the city shall 
constitute grounds for discontinuance by the City of a previously approved reasonable 
accommodation. 

4.     Revocation. Any reasonable accommodation approved in accordance with the terms of this code may be 
revoked if any of the conditions or terms of such reasonable accommodation are violated, or if any law 
or ordinance is violated in connection therewith. 

H.    Amendments. A request for changes in conditions of approval of a reasonable accommodation, or a change to 
plans that would affect a condition of approval shall be treated as a new application. The Planning Director 
may waive the requirement for a new application if the changes are minor, do not involve substantial 
alterations or addition to the plan or the conditions of approval, and are consistent with the intent of the 
original approval.

Chapter 18.11 NONCONFORMING USES, STRUCTURES, AND PARCELS 

18.11.010 Purpose. 

Within the zones established by this title, there exist uses, structures and lots which were lawful before the 
Land Use Code was adopted or amended, but which would be prohibited under the terms of this title or future 
amendment to this title. It is the intent of this title to permit these nonconforming uses to continue until they are 
terminated, but not to encourage their expansion. To avoid undue hardship, nothing in this chapter shall be 
deemed to require a change in the plans, construction, or designated use of any building where a building permit 
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has been issued prior to the effective date of the Land Use Code, provided such permit construction is diligently 
carried to completion.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.020 Continuance. 

Any lawful nonconforming use existing at the time of adoption of the Land Use Code may be continued, 
provided such use is continually maintained and occupied. A nonconforming use in either a conforming building or 
a nonconforming building, structure, or portion of either shall neither be extended to any portion of the building or 
structure not so used nor be enlarged or extended to any other portion of the lot not actually so occupied at the 
time said use became nonconforming, except as otherwise provided in this chapter.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.030 Enlargements and alterations. 

A. Changes to Nonconforming Uses. No existing building or premises designed, arranged, intended, or devoted 
to a use not permitted in the zone in which such building or premises is located shall be enlarged, extended, 
reconstructed or structurally altered, except:  

1. Work done in any period of twelve months on ordinary structural alterations or replacements of walls, 
fixtures or plumbing not exceeding twice the building's assessed value, according to the assessment 
thereof by the county assessor for the fiscal year in which such work is done, shall be permitted.  

2. These provisions shall not prevent the expansion, increase in capacity, modernization or replacement 
of such public utility buildings, structures, equipment, and features as are used directly for the delivery 
of or distribution of the service; provided, however, that all setback requirements of the zone in which 
the site is located shall be maintained and there shall be no enlargement of the site.  

3. A single-family detached dwelling may be reconstructed or remodeled in accordance with the 
standards of the existing structure, i.e., in the same building location on the lot, the same size of the 
existing structure, and the same height as the existing structure; however, different materials and 
architectural details may be used.  

4. A nonconforming use located in the Westside Specific Plan area that substitutes another 
nonconforming use in compliance with Section 18.11.040 may expand, enlarge, reconstruct, or 
structurally alter the footprint of the existing building or structure for that substituted nonconforming 
use up to twenty percent within the existing parcel in which it is located, subject to first obtaining a 
conditional use permit.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.040 Substitution of nonconforming uses. 

A. Conversion of Nonconforming Uses. A nonconforming use may not be converted to any use except to a 
specifically permitted use in the zone of the parcel on which it is located; except that conversion of a lawful 
nonconforming use to a nonconforming use found by the planning commission to be a lawful nonconforming 
use on another site within the same zone may be allowed where a conditional use permit therefore has been 
approved; provided, that this shall in no way extend the abatement provisions contained in this chapter. The 
exception stated in this paragraph of allowing a conversion of a lawful nonconforming use to another 
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nonconforming use within the same zone does not apply to nonconforming uses located within the Westside 
Specific Plan area.  

B. Nonconforming Uses Located Within the Westside Specific Plan Area.  

1. A nonconforming use located on a parcel or parcels located within the Westside Specific Plan may not 
be converted to any use except to a specifically permitted use in the zone of the parcel or parcels on 
which it is located, except as follows:  

a. A nonconforming use may be converted to any use which is specifically permitted in the 
allowable uses for any of the zones identified in Appendix A of the Westside Specific Plan.  

2. A nonconforming use that converts to another nonconforming use from Appendix A may enlarge and 
alter their footprint to the extent allowed in Section 18.11.030.  

C. Nonconforming Uses in the CA Zone. In the CA zone where there exists commercial retail shopping facilities 
which became nonconforming at the time of the adoption of the Land Use Code, such facilities may continue 
to lease commercial space to uses typical of such facilities but not otherwise permitted in the CA zone.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.050 Partially destroyed structures. 

A. Nonconforming Buildings or Structures that Become Damaged. A nonconforming building or structure which 
is damaged or destroyed by fire, explosion, or natural disaster may be restored and the occupancy or use of 
such structure or part thereof existing at the time of such partial destruction may be continued or resumed 
provided:  

1. Such restoration results in an equal or lesser degree of nonconformity;  

2. The total cost of such restoration for structures other than single-family detached dwellings does not 
exceed one-half the replacement cost of the structure at the time of such damage (the replacement 
cost will be calculated by the department of building and housing);  

3. Such restoration is started within a period of one year and is carried out diligently to completion;  

4. Such damage or destruction of structures is not intentionally caused by the owner.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.060 Religious institutions. 

Religious Institutions of a permanent nature which became nonconforming at the time of adoption of the 
Land Use Code may be continued, reconstructed, structurally altered, extended or enlarged subject to plans 
approved by the planning commission for any reconstruction, alteration, extension or enlargement and provided 
such reconstruction, alteration, extension or enlargement conforms with all other provisions of this title; and 
provided, further, that said extension, reconstruction, alteration or enlargement shall not be extended to 
additional property beyond the parcel(s) upon which the nonconforming use exists.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.11.070 Single-family dwellings. 

A. Nonconforming Single-Family Dwellings. Single-family dwellings which became nonconforming uses at the 
time of adoption of the Land Use Code or of amendments to the code may be continued, reconstructed, 
structurally altered, extended or enlarged in conformance with the following:  

1. Enlargement or extension of a single-family detached dwelling shall conform to the standards of the 
zone which applies to the property. If a proposed enlargement or extension, except in the coastal zone, 
results in more than two thousand five hundred square feet of floor area and/or more than four 
bedrooms, parking facilities shall be provided for the increase but not for any existing deficiency in 
such facilities. Parking facilities required as a result of this section may be provided in a garage, carport, 
or surface space.  

2. No increase in parking over that previously provided shall be required for reconstruction of a 
nonconforming single-family residential use destroyed or partially destroyed by natural disaster, but 
may be permitted, in conformance to development standards of the zone which applies to the 
property.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.080 Nonconforming parking facilities. 

A. Use Made Nonconforming by Off-Street Parking Requirements.  

1. Any use, excluding a single-family detached dwelling, which is nonconforming only because of changes 
made in the off-street parking requirements by the adoption of the Land Use Code, or any amendment 
thereto, may be expanded, increased or modified, or converted to a conforming use, and no addition 
to or change in the off-street parking facilities shall be required except as identified below.  

2. If the existing off-street parking facilities are not sufficient to comply with the requirements of this title 
after such expansion, increase or modification, additional parking facilities shall be added.  

3. The capacity of said facilities shall equal the difference between the off-street parking facilities this title 
would require for such use as expanded, increased or modified, and the off-street parking facilities as 
required for such use before said expansion, increase or modification.  

4. This shall not apply to entertainment and public assembly type uses which shall provide the full 
amount of parking otherwise required.  

5. Any additional off-street parking facilities provided under these conditions shall be developed pursuant 
to the provisions of Chapter 18.45 (Off-Street Parking and Loading).  

6. Any modification of off-street parking requirements permitted by this section shall not be construed to 
extend the termination date of the subject nonconforming use, as specified by this title.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.090 Nonconforming signs. 

A. Nonconforming Sign Regulations.  

1. In cases where the area of signs existing as a lawful nonconforming use on a property exceeds the total 
allowable area for permitted signs, no additional signs shall be permitted on the property. If the size or 
configuration of a parcel or building is changed by the subdivision or splitting of the property or 
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alterations to the building or parcel, property identification signs and outdoor advertising signs on the 
resulting properties shall be required to conform to the sign regulations applicable to the newly 
created parcel or parcels, at the time such change becomes effective.  

2. In the event a use of any site or building is vacated, terminated or abandoned, for any reason, for a 
period of more than one ninety consecutive days, the owner or person in possession of the property 
shall be responsible for the removal of all signs on the property, building or wall, or for having the copy 
thereon painted out, immediately upon notice from the city.  

3. Nonconforming signs shall be removed or made conforming when the business or property changes 
occupancy or ownership.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.11.100 Termination. 

A. Violation of Title. Any of the following violations of this title shall immediately terminate the right to operate 
a nonconforming use, except as otherwise provided in this title:  

1. Changing a nonconforming use to a use not permitted in the zone;  

2. Increasing or enlarging the area, space, or volume occupied by or devoted to such nonconforming use;  

3. Addition to a nonconforming use of another use not permitted in the zone.  

B. Discontinuance. A nonconforming use or structure shall become discontinued, except when extended as 
otherwise provided in this title, when it is:  

1. Succeeded by a conforming use;  

2. Discontinued and not re-established within a period of twelve or more consecutive calendar months;  

3. Discontinued and not re-established within a period of eighteen or more nonconsecutive calendar 
months in a twenty-four- month period.  

C. Termination by Operation of Law. The following conditions will result in a termination of nonconforming 
signs.  

1. Termination by Abandonment. Any nonconforming sign, the use of which is discontinued for a period 
of ninety days, regardless of any intent to resume or not to abandon such use, shall be deemed to be 
abandoned and shall not thereafter be re-established. Any period of such discontinuance caused by 
government actions, strikes, material shortages or forces of nature, and without any contributing fault 
by the nonconforming user, shall not be considered in calculating the length of discontinuance for 
purposes of this section.  

2. Termination by Change of Business. Any nonconforming sign advertising or relating to a business on 
the premises on which it is located shall be terminated upon any change in the ownership or control of 
such business.  

3. Termination by Damage or Destruction. Any nonconforming sign damaged or destroyed, by any means, 
to the extent of thirty-five percent of its replacement cost new shall not be restored but shall be 
terminated.  

4. Termination by Going Out of Business/Closure of Business. No sign that is accessory to a principal 
nonconforming use or structure shall continue after such principal use or structure shall have ceased or 
terminated, unless it shall thereafter conform to all the regulations of the zoning district in which it is 
located.  
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5. Termination Due to Lack of Repair. Failure to keep a nonconforming sign in good repair within one year 
after notification by the city shall constitute abandonment and subject to termination.  

D. Affirmative Termination by Amortization.  

1. The city council of the City of National City may order a nonconforming use to be terminated within a 
reasonable amount of time, upon recommendation of the planning commission. The planning 
commission shall conduct a public hearing after ten days' written notice to the nonconforming user. If 
the nonconforming user has not made a substantial investment in furtherance of the use, or if the 
investment can be substantially utilized or recovered through a currently permitted use, the order may 
require complete termination of the nonconforming use within a minimum of one year after the date 
of the order. If the nonconforming user has made a substantial investment in furtherance of the use, or 
if the investment cannot be substantially utilized or recovered through a currently permitted use, the 
order may require the complete termination of the nonconforming use within a longer reasonable 
amount of time. Nonconforming uses that are determined to be an imminent threat to the public 
health or safety may be terminated immediately, pursuant to Chapter 1.36 of this Municipal Code. In 
making its recommendation to terminate a nonconforming use and in recommending a reasonable 
amount of time in which to terminate, the planning commission shall consider:  

a. The total cost of land and improvements;  

b. The length of time the use has existed;  

c. Adaptability of the land and improvements to a currently permitted use;  

d. The cost of moving and reestablishing the use elsewhere;  

e. Whether the use is significantly nonconforming;  

f. Compatibility with the existing land use patterns and densities of the surrounding neighborhood;  

g. The possible threat to public health, safety, or welfare; and  

h. Any other relevant factors.  

The term "nonconforming use" when used in this section shall include nonconforming uses, nonconforming 
structures, and nonconforming lots, consistent with the intent of this title.  

This amortization section does not apply to any lawful nonconforming residential uses.  

Failure to comply with the city council's order to terminate a nonconforming use shall constitute a violation 
of this chapter and is a public nuisance subject to abatement in accordance with Chapter 1.36 of this Code.  

2. That a notice of exemption shall be filed indicating that this amendment to the Municipal Code is 
exempt from the California Environmental Quality Act, because it can be said with certainty that there 
is no possibility that the action will have a significant effect on the environment as it does not have a 
direct effect on any property or environmental consequence.  

E. Unlawful Uses and Structures. Uses and structures that did not comply with the applicable provisions of this 
Land Use Code or prior planning and zoning regulations when established are violations of this code and are 
subject to the provisions of Title 1 of the Municipal Code (Administration and Enforcement). This section 
does not grant any right to continue occupancy of property containing an illegal use or structure. The activity 
shall not be allowed to continue unless/until permits or entitlements required by this Land Use Code and the 
Municipal Code are first obtained.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.11.110 Exemptions. 

A. Historic Structures. Nonconforming structures of historical significance may be altered or enlarged with a 
building permit approval granted by the city manager or his/her designee, without conforming to current 
setback provisions; provided the historic structure:  

1. Has been certified to be an historic resource by the city, county, or state, or in the National Register of 
Historic Places; or  

2. Is to be altered or enlarged as an authentic replica of the original structure.  

B. Single-family Dwellings. Single-family dwellings are exempt from the provisions of Section 18.11.100 as 
follows:  

1. Height. An existing single-family dwelling that is nonconforming only because it exceeds the height 
limit of the applicable zone, shall not be required to comply with the provisions of this title.  

2. Setbacks. Where a single-family dwelling or a detached accessory structure, is nonconforming only by 
reason of substandard setbacks, the provisions of this title shall not apply; provided that any structural 
alteration of a nonconforming structure shall not increase the degree of nonconformity, and any 
enlargements shall comply with the setback requirements of the applicable zoning district.  

3. Parking. A single-family dwelling that is nonconforming with respect to the parking requirements of 
this Land Use Code is exempt from requirements of this title that would otherwise require compliance 
with the parking requirements of this Land Use Code.  

C. Destroyed Nonconforming Dwelling Units.  

1. Where the city manager or his/her designee determines that a nonconforming single- or multi-family 
dwelling unit has been involuntarily damaged or destroyed by accident (e.g., fire, explosion, etc.) or 
natural disaster (e.g., earthquake, etc.), the unit may be reconstructed or replaced with a new 
structure using the same development standards applied to the damaged or destroyed structure (e.g., 
building footprint, building height, density standards, number of dwelling units, setbacks, and floor 
area); provided:  

a. The applicant provides documentation, satisfactory to the review authority, supporting the claim 
that the damage or destruction occurred involuntarily;  

b. No expansion of the gross floor area or number of dwelling units occurs;  

c. The replacement structure:  

i. Is in compliance with the current building code; and  

ii. Would not be detrimental to the public health, safety, or welfare or materially injurious to 
the properties or improvements in the immediate vicinity of the replacement structure;  

d. A building permit is issued no later than twelve months after the date of destruction, and 
construction is diligently pursued to completion.  

2. If the preceding requirements are not met, the replacement structure shall comply with all of the 
regulations of the applicable zoning district in effect on the date of application for the required building 
permit.  

D. Seismic Retrofitting. Alterations, reconstruction, or repairs otherwise required by law (e.g., city adopted 
building, electrical, plumbing codes) shall be allowed. Reconstruction required to reinforce unreinforced 
masonry structures or to comply with building code requirements shall be allowed without cost limitations; 
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provided, the retrofitting and code compliance are limited exclusively to compliance with earthquake safety 
standards and other applicable building code requirements.  

E. Nonconforming Upon Annexation. Nonconforming uses or structures, or both, which are lawfully existing at 
the time the property on which they are located is annexed to the city, and which do not conform to the 
regulations of the subject zoning district following annexation, shall be deemed legal nonconforming uses or 
structures, or both, and shall, upon annexation, be subject to the provisions of this chapter.  

F. Nonconforming Due to a Lack of a conditional use permit.  

1. Conformity of Uses Requiring Conditional Use Permits. A use that becomes nonconforming only 
because it is a use that would be required by this Land Use Code to have conditional use permit 
approval shall be deemed conforming, but only to the extent that it previously existed prior to 
adoption of the Land Use Code (e.g., maintain the same site area boundaries, hours of operation, etc.).  

2. Previous Conditional Use Permits in Effect. A use that was authorized by a conditional use permit prior 
to adoption of this Land Use Code, but is identified in this Land Use Code as a use that is not allowed in 
its current location, may continue, but only in compliance with the original conditional use permit.  

G. Previous Permits. A use or structure which does not conform to the current regulations of the subject zoning 
district, but for which a building permit, or a permit or entitlement approved in compliance with this Land 
Use Code, was issued and work substantially completed before the applicability of this Land Use Code, may 
be completed; provided, the work is diligently pursued to completion. Upon completion these uses or 
structures, or parts thereof, shall be deemed to be legal nonconforming and shall thereafter be subject to 
the provisions of this chapter.  

H. Development Standards. The requirements of this title relating to yards, building and structure height, area, 
and off-street parking requirements, for any use for which a Conditional Use Permit is required, shall be 
observed, except where the Planning Commission and/or City Council finds that specific alterations and/or 
exemptions with reference to such requirements are reasonable and are required to be made. Such findings 
shall be made only at the same time the permit is approved. 

IH. Public Acquisition. Nonconforming due to public acquisition. Whenever any structure or parcel is rendered 
nonconforming within the meaning of this chapter by reason of a reduction in a required parcel area, 
reduction of off-street parking facilities, or setbacks occurring solely by reason of dedication to, or purchase 
by, the city for any public purpose, or eminent domain proceedings, which result in the acquisition by the city 
or any agency authorized for the eminent domain proceedings of a portion of the property, the structure or 
parcel shall not be deemed nonconforming within the meaning of this chapter.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.12 PERMITS AND APPLICATIONS 

18.12.005 Residential Development 

All housing development projects, as defined in section 18.50.010 shall be subject to the following 
provisions: 

A. An application for a housing development project that will require the demolition of residential dwelling 
units shall not be approved unless the project will create at least as many residential dwelling units as will be 
demolished. 

1. An application for a housing development project that will require the demolition of occupied or 
vacant protected units shall not be approved unless all of the following apply: 
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(a) The project will replace all existing or demolished protected units. 

(1) If a protected unit is or was, within the five-year period preceding the housing 
development project application, subject to a form of rent or price control, and is or was 
occupied by persons or families above lower income, the Housing Authority City shall 
require: 

(i) The replacement units shall be made available at affordable rent or affordable 
housing cost to, and occupied by, low-income persons or families. If the 
replacement units will be rental dwelling units, these units shall be subject to a 
recorded affordability restriction for at least 55 years. 

(b) The housing development project will include at least as many residential dwelling units as the 
greatest number of residential dwelling units that existed on the project site within the last five 
years. 

(c) Any existing residents will be allowed to occupy their units until six months before the start of 
construction activities with proper notice. 

(d) The housing development project applicant agrees to provide both of the following to the 
occupants of any protected units: 

(1) Relocation benefits to the occupants of those affordable residential rental units. 

(2) A right of first refusal for a comparable unit available in the new housing development 
affordable to the household at an affordable rent, or an affordable housing cost. 

B. If the planned housing development project complies with applicable, objective general plan, zoning, and 
subdivision standards and criteria, including design review standards, in effect at the time that the 
application was deemed complete, the Planning Commission may deny or approve with the condition that 
the project be developed at a lower density, only with the written findings that the project: 

1. Would have a specific, adverse impact on public health of safety; or 

2. There is no method to mitigate or avoid the adverse impact. 

C. If a planned housing development project is not in compliance with an applicable plan, program, policy, 
ordinance, standard, requirement, or other similar provision, the Planning Division shall provide the 
applicant with written documentation identifying the reasons for noncompliance: 

1. Within 30 days of determination that the development application is complete if the project contains 
150 or fewer units; or 

2. Within 60 days of determination that the development application is compete if the project contains 
more than 150 units. 

3. If the Planning Division does not provide the above required documentation, the housing development 
project shall be deemed compliant with applicable plans, programs, policies, ordinances, standards, 
requirements, and other similar provisions. 

D.  If a planned housing development project proposes at least 20 percent of its units as lower-income units and 
is located on a parcel included in the site inventory of the currently adopted Housing Element, the project is 
subject to by right approval provided that the parcel meets one of the following requirements:  

1.  The parcel is a non-vacant site that has been included in at least one prior housing element cycle; or  

2.  The parcel is a vacant site that has been included in two or more consecutive planning periods.  

E. If a planned housing development project is approved on a parcel identified in the currently adopted Housing 
Element with fewer units than shown in the Housing Element, the Planning Division shall either make written 
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findings supported by substantial evidence that the Housing Element’s remaining sites have sufficient 
capacity to accommodate the remaining unmet Regional Housing Needs Assessment (RHNA) allocation for 
National City by each income level, or within 180 days identify and make available sufficient sites to 
accommodate the remaining unmet RHNA allocation for each income category for the current planning 
period. 

F. A planned housing development project shall not be disapproved on the basis that approval of the planned 
housing development would trigger the identification or zoning of additional adequate sites to accommodate 
the remaining RHNA allocation for National City for the current planning period. 

G. Protected unit defined. A protected unit means any of the following: 

1. Residential dwelling units that are or were subject to a recorded covenant, ordinance, or law that 
restricts rents to levels affordable to persons and families of lower or very low income within the past 
five years. 

2. Residential dwelling units that are or were subject to any form of rent or price control through a public 
entity’s valid exercise of its police power within the past five years. 

3. Residential dwelling units that are or were occupied by lower or very low-income households within 
the past five years. 

4. Residential dwelling units that were withdrawn from rent or lease in accordance with Government 
Code Chapter 12.75 within the past 10 years. 

 

18.12.010 Permit application and review. 

An application for a permit or other land use matter shall be filed with the planning division in accordance 
with the following provisions:  

A. Authority to File an Application. The following persons are deemed to have the authority to file an 
application:  

1. The record owner of the real property that is the subject of the permit or other matter;  

2. The property owner's authorized agent; or  

3. Any person who can demonstrate a legal right, interest, or entitlement to use the real property subject 
to the application;  

4. The application of a redeveloper who is seeking to redevelop the property involved, and who is a party 
to an existing disposition and development agreement with the community development commission.  

B. Applications—Acceptability of Signatures. If signatures of persons other than the owners of the property 
making the application are required or offered in support of, or in opposition to, an application, they may be 
received as evidence of notice having been served upon them of the pending application, or as evidence of 
their opinion on the pending issue, but they shall in no case infringe upon the free exercise of the powers 
vested in the city as represented by the planning commission and the city council.  

C. Application Form and Submittal Items. The city manager or his/her designee shall prescribe the form in 
which applications are made for administrative or discretionary approvals and maintain a list specifying the 
materials and information to be submitted with each application for a permit or other matter filed in 
accordance with the Land Use Code. The list may be revised as needed to comply with revisions to local, 
state, or federal law, regulation, or policy.  
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D. Submittal Requirements. The application shall be made on a form provided by the city manager or his/her 
designee and shall be accompanied by the materials, information, fees, and deposits that are required on the 
date the application is filed, unless otherwise specified by the Land Use Code or state law.  

E. Evaluation. The application shall be deemed complete when the department processing the application has 
determined that the application includes all of the information, materials, fees, and deposits required. The 
city may, in the course of processing the application, request that the applicant clarify, simplify, or provide in 
alternate format or medium, the information required for the application.  

1. The Planning Division shall notify the applicant for a housing development project in writing no later 
than 30 days after the application has been received if it is complete. If the application is incomplete, 
the planning division shall provide the applicant a list of required items that were not complete. 

(a) The housing development project applicant may appeal this decision and the Planning Division 
shall provide a process through which to do so. If the Planning Division determines an application 
for a development project is incomplete, the applicant must submit the information required to 
complete the application within 90 days of receiving notification from the City that the 
application is incomplete. If the applicant does not adhere to this deadline, the application will be 
deemed expired. 

(b) If the written determination of application completeness is not made within 30 days of the 
housing development project permit application receipt, the application shall be deemed 
complete. If the applicant appeals the decision, the Planning Division shall provide a final written 
determination no later than 60 days after receipt of the written appeal. 

(c) If a final written determination is not made within 60 days of receipt of the written appeal, the 
application shall be deemed complete. 

F. Filing Fee. All filing fees required to be paid upon the filing of any application shall be set forth from time to 
time by city council resolution.  

G. Applications—Filing. Applications filed pursuant to this title shall be numbered consecutively in the order of 
their filing, and shall become a part of the permanent official records, and there shall be attached thereto 
and permanently filed copies of all notices and actions, with certificates and affidavits of applicable posting, 
mailing or publication.  

H. Applications—Withdrawal. Any applicant may withdraw an application at any time, provided the withdrawal 
is in writing and notification of public hearing has not been mailed. Any public hearing for which notification 
has been given shall be convened, at which time withdrawal of the application may be acknowledged and 
filed.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.020 Decision processes for planning applications. 

Applications for permits or other matters identified in this Land Use Code shall be acted upon in accordance 
with one of the decision processes depicted in Table 18.12.020 (Decision Processes for Planning Applications). 
Table 18.12.020 is provided for convenience of reference only and does not define, describe, or limit the scope, 
meaning, or intent of any provision of the Land Use Code. This table describes the city's processes only and does 
not describe other decision processes that may be required by other agencies, such as the state coastal 
commission. Subdivision procedures are identified in Title 17.  

TABLE 18.12.020 
Decision Process for Planning Applications 
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Application Type  Role of Review Authority  
Planning Division  Planning  

Commission  
City Council  

Ministerial Applications  
Interpretations  
(See Section 18.10.050 (C))  

Decision  Appeal  Appeal  

Minor site plan review  Decision  Appeal  Appeal  
Minor use permit  Decision  Appeal  Appeal  
Home occupation permit  Decision  Appeal  Appeal  
Sign permit  Decision  Appeal  Appeal  

Discretionary Applications  
Conditional use permit  Recommend  Decision  Appeal  
Variance  Recommend  Decision  Appeal  
Planned development permit  Recommend  Decision  Appeal  
General plan amendment  Recommend  Recommend  Decision  
Zoning ordinance amendment  Recommend  Recommend  Decision  
Zoning map amendment  Recommend  Recommend  Decision  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.030 Ministerial decision process. 

A. Purpose. Ministerial review is conducted at the staff level and is intended to ensure compliance with the 
regulations established in the Land Use Code.  

B. Decision. An application for an administrative permit may be approved, conditionally approved, or denied by 
a staff person designated by the city manager without a public hearing.  

C. Notice of Application. A notice of application is only required for minor use permits pursuant to Section 
18.12.080.  

D. Notice of Decision.  

1. The designated staff person shall mail notice of the decision to:  

a. The applicant.  

b. Any person who requested notice of the approval or denial of the application from the staff 
person.  

2. Such notice shall contain a brief statement of the reason or reasons for the approval or disapproval.  

E. Appeal to the Planning Commission. The decision of the designated staff person is final and conclusive 
unless, within thirty days after mailing the notice of decision, the applicant or other interested party files a 
written letter of appeal with the planning division in accordance with Section 18.12.060(B).  

F. Appeal to the City Council. The decision of the planning commission shall become effective and final thirty 
days following such action unless, within such period of time the applicant or other interested party files a 
written letter of appeal with the planning division in accordance with Section 18.12.060(C).  

G. Streamlined Ministerial Review. 

a. Eligible planned affordable housing development projects may be processed through a streamlined 
ministerial review process. Eligibility requirements for such projects and the applicable streamlined 
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ministerial review process are detailed in Government Code Section 65913.4, as 
amended.Chapter18.49 

paidapplicable the Planning DepartmentThe Planning DivisionThe Planning Division  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.040 Discretionary decision process. 

A. Purpose. A discretionary permit is a permit or permit modification granted following determinations that 
require the exercise of judgment and deliberation, as opposed to merely determining that the permit 
request complies with a set of standards.  

B. Decision. As identified in Table 18.12.020101, depending on the permit type, the decision to approve or deny 
a discretionary permit or action is either made by planning commission or the city council.  

1. Any housing development project for very low-, low- or moderate-income households or an emergency 
shelter may not be denied or conditionally approved in a manner which renders it infeasible unless the 
Planning Commission makes written findings based on a preponderance of evidence as to one of the 
considerations outlined Government Code Section 65589.5(d). 

C. Environmental Review. All discretionary decisions by the planning commission and city council require 
findings prescribed in the California Environmental Quality Act and ordinances adopted pursuant thereto, in 
addition to all other requirements.  

D. Planning Commission Decision.  

1. When a discretionary application is to be decided by the planning commission pursuant to Section 
18.12.020, a hearing shall be held in accordance with Section 18.12.050.  

2. The Planning Commission shall approve or deny a housing development projects consistent with 
California Government Code Section 65950, as amended.  within whichever of the following periods is 
applicable: 

(A) 180 days within certification of the Environmental Impact Report if required for the housing development 
project pursuant to the California Public Resources Code; or 

(B) 90 days within certification of the Environmental Impact Report if required for a housing development 
project pursuant to the California Public Resources Code; or 

(C) 60 days within certification of the Environmental Impact Report if required for a housing development 
project pursuant to the California Public Resources Code and all of the following conditions are met: 

i. At least 49 percent of the proposed units are affordable to very low or low-income households. Rents for 
the lower income units shall be set at an affordable rent for at least 30 years. Owner-occupied units 
shall be available at an affordable housing cost; 

ii. Prior to the application being deemed complete, the applicant provided written notice to the department 
processing the application that an application has been made or will be made for an allocation or 
commitment of financing, tax credits, bond authority, or other financial assistance from a public agency 
or federal agency, and that the financial assistance is necessary for the project to be affordable; 

iii. There is confirmation that the application has been submitted prior to the Environmental Impact Report 
certification; or within the timeframes specified in Government Code Section 65950(a)(4) and (5), as 
amended. 
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32. Waiver of Appeal Period. Before the close of the public hearing, an applicant may request that the 
appeal period be waived in accordance with Section 18.12.060(D). Notwithstanding any action of the 
planning commission to grant a waiver of appeal, the city council may set the matter for a hearing.  

43. If the appeal period is not waived, the decision of the planning commission shall become effective and 
final thirty days following such action, unless, within such period of time the applicant or other 
interested party files a written letter of appeal with the planning division requesting an appeal before 
the city council.  

45. Within such thirty days, a copy of the planning commission resolution granting or denying such 
application shall be transmitted to the city council unless an appeal is filed. If no appeal is filed, the city 
council may set the matter for a public hearing.  

E. City Council Decision.  

1. When a discretionary action is to be decided by the city council pursuant to Section 18.12.020, a 
hearing before the planning commission shall occur first in accordance with Section 18.12.050.  

2. Once the planning commission has made a recommendation on the action, a hearing shall be 
scheduled before the city council pursuant to Section 18.12.050.  

3. The city council's decision is final and effective upon the rendering of the decision.  

F. Expiration.  

1. If a discretionary permit is not exercised within the time permitted by this chapter, such permit shall be 
deemed null and void. The exercise of such rights shall be commenced within the time permitted by 
the resolution granting such permit. If no time is specified, then for all purposes such time for the 
exercise of right shall be deemed to be a period of one year from and after the adoption of the 
resolution granting such permit.  

2. The granting body, upon good cause shown by the applicant, may extend the time permitted by this 
chapter for the exercise of such rights, for a period of not to exceed one year.  

3. An additional extension of time may be granted by the granting body where the applicant, after a 
public hearing, which shall be noticed as provided in Section 18.12.050 (Noticing and Public Hearings), 
shows, to the reasonable satisfaction of such body, that the exercise of such rights was prevented by 
causes outside of the applicant's control. Such time extensions shall be for reasonable periods of time, 
not exceeding one year for each such extension.  

4. Requests for extensions of time within which to exercise the rights under a discretionary permit shall 
be made prior to the expiration date thereof. Such requests shall be in writing and, where the planning 
commission is the granting body, shall be filed with the secretary of the commission. Where the city 
council is the granting body, such written requests shall be filed with the planning division. Upon the 
filing of such a written request, the time for the exercise of rights under the permit shall be deemed 
automatically extended until the granting body determines whether or not the request is to be 
granted, but in no event shall such automatic extension be for a period longer than thirty days, except 
as hereinafter provided.  

5. Where the granting body is the city council, if no action is taken upon such request within a period of 
thirty days after the filing thereof, the same shall be deemed denied.  

6. Where the granting body is the planning commission, and the commission either denies the request or 
fails, within a period of thirty days, to take action thereon, the same shall be deemed denied, unless 
within ten days after such request has been denied by the commission, or within ten days after the 
expiration of the thirty-day period, an appeal is filed, in writing, with the planning division.  
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7. Where an appeal is taken from the commission's action or inaction, the expiration date for the permit 
shall be automatically extended for a period of thirty days after the filing of such written appeal with 
the planning division. If the Council fails to act upon the request within said thirty-day period, the same 
shall be deemed denied.  

G. Violations. The following shall be considered violations of Title 18:  

1. Commencement or continuation of an activity which requires approval of a discretionary permit 
pursuant to this title, not including lawful nonconforming uses, established prior to enactment of 
regulations that require a discretionary permit for the activity.  

2. Any violation of a condition of approval of a discretionary permit.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.050 Noticing and public hearings. 

A. Public Hearing Defined. A public hearing is a noticed public session to receive original evidence or testimony 
on applications regulated by this title. These are held by the planning commission and city council.  

B. Scheduling. For all proposals to be heard by the planning commission, the city manager or his/her designee 
shall set the date for public hearing and give the required notice. For all appeals of planning commission 
decisions and all other matters requiring public hearings by the city council, the city clerk shall set dates for 
public hearings and give required notices. The date of the hearings shall be not less than ten days nor more 
than forty-five days from the time of the filing of such verified application or the adoption of a resolution or 
the making of a motion to set the public hearing. If a planned housing development project complies with 
applicable general plan and zoning standards and the application is complete, no more than five public 
hearings may be conducted, and a decision to approve or deny the project shall be reached at one of the five 
hearings. For these purposes, a hearing does not include a hearing to review a legislative approval required 
for a planned housing development project. 

C. Notice—Generally. Notice of time and place of public hearings shall be given in the following manner:  

1. A notice of any public hearing upon a proposed amendment to this title, or to the zoning map, shall be 
given by at least one publication in a newspaper of general circulation in the city not less than ten days 
before the date of the public hearing.  

2. Notice of public hearing to consider a variance, conditional use permit, planned development permit, 
or reclassification of any property shall be given by mailing a written notice not less than ten days prior 
to the date of such hearing to the applicant, and to owners of property within a radius of three 
hundred feet of the exterior boundaries of the property to be changed, using for this purpose the 
name and address of such owners and properties, as shown on the latest adopted San Diego County 
tax roll, and other persons on request.  

3. In the event that the number of owners to whom notice may be sent pursuant to this section is greater 
than one thousand, notice may be given at least ten days prior to the hearing by either of the following 
procedures:  

a. By placing a display advertisement of at least one-fourth page in a newspaper having general 
circulation within the area affected by the proposed ordinance or amendment; or  

b. By placing an insert with any generalized mailing sent by the city to property owners in the area 
affected by the proposed ordinance or amendment, such as billings for city services.  
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D. Notice—Additional Requirement for Conditional Use Permits for the Sale of Alcoholic Beverages. In addition 
to notice required pursuant to this section, written notice for a public hearing on a conditional use permit for 
the sale of alcoholic beverages shall be provided as specified in Section 18.30.050 of this title.  

E. Notice—Required Wording. Such public notice of hearings on zone reclassifications, amendments, variances, 
planned development permits, or conditional use permits shall consist of the words "Notice of Proposed 
Change of Zone Boundaries or Classification" or "Notice of Proposed Variance," "Notice of Proposed Planned 
Development Permit," or "Notice of Proposed conditional use permit," as the case may be, setting forth the 
description of the property under consideration, the nature of the proposed change or use, and the time and 
place at which the public hearing, or hearings, on the matter will be held.  

F. Hearing Rules. The planning commission may establish rules governing the conduct of its proceedings.  

G. Continuation of Hearing. If, for any reason, testimony on any case set for public hearing cannot be completed 
on the date set for such hearing, the person presiding at such public hearing may, before adjournment or 
recess thereof, publicly announce the time and place at which the hearing will be continued, and no further 
notice is required.  

H. Testimony. A summary of all pertinent testimony offered at public hearings held in connection with an 
application filed pursuant to this title and the names of persons testifying shall be recorded and made a part 
of the permanent files of the case.  

I. Planning Commission Recommendation.  

1. For applications requiring a final decision by the city council, the planning commission shall first hold a 
public hearing on the matter. For such hearing, the commission shall recommend to the city council 
approval or denial of the request, including the reasons for the recommendation.  

2. Upon receipt of the recommendation from the planning commission, the city council shall hold a public 
hearing.  

3. The city council may approve, modify, or disapprove of the recommendation of the planning 
commission; provided that any modification of the proposed amendment by the city council not 
previously considered by the planning commission during its hearing shall first be referred to the 
planning commission for report and recommendation, but the planning commission shall not be 
required to hold a public hearing thereon. Failure of the planning commission to report within forty 
days after the reference shall be deemed to be approval of the proposed modification.  

J. Hearing Body Decision. The hearing body responsible for making a final determination on a matter pursuant 
to Section 18.12.020, be it the planning commission or city council, shall announce its findings by formal 
resolution, and said resolution shall recite, among other things, the facts and reasons which, in the opinion of 
the hearing body, make the granting or denial of the permit or action necessary to carry out the provisions 
and general purpose of this title, and shall order that the permit or other action be granted, denied, or 
modified subject to such conditions or limitations that it may impose.  

K. Notice of Decision. Not later than seven days following the adoption of a resolution ordering that a permit or 
other action be granted or denied, a copy of said resolution shall be mailed to the applicant and to any other 
parties requesting notice of the action. The resolution shall also be filed with the city clerk.  

L. Effective Date of Decision.  

1. The decision of the planning commission shall become effective and final thirty days following the 
adoption of the resolution, unless, within such period of time, the applicant or other interested party 
files a written letter of appeal. Within such thirty days, the planning commission resolution shall be 
transmitted to the city council who may set the matter for a public hearing.  
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2. If the appeal period is waived in accordance with Section 18.12.060(D), then the decision of the 
planning commission shall become effective and final immediately upon adoption of the resolution.  

3. The decision of the city council shall become effective and final immediately upon adoption of the 
resolution.  

M. Refiling Procedure. Where an application has been denied by a hearing body and that action has become 
final, no new application for substantially the same request shall be accepted for a period of one year after 
the effective date of the denial, unless that hearing body specifies in its decision that the denial is without 
prejudice.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.060 Appeals. 

A. Effect of Filing. The filing of a notice of appeal pursuant to this section stays all proceedings until a decision 
on the appeal is rendered.  

B. Appeal of Staff Decisions.  

1. Whenever a permit or other action has been denied at a staff level, an aggrieved person may file a 
written appeal with the planning division within thirty days after the mailing of a notice of decision.  

2. The planning division, upon receipt of an appeal, shall set the matter for a hearing before the planning 
commission as soon as is practical in accordance with the public hearing procedures outlined in Section 
18.12.050. The appealing party shall be given at least ten days noticedays’ notice of the time and place 
of such hearing.  

3. At the time set for such hearing, the planning commission shall give the appealing party a reasonable 
opportunity to be heard on the matter, and may require reports from any city department. After the 
hearing, the planning commission shall affirm, disaffirm, or modify the decision appealed.  

4. A nonrefundable fee in such amount as the city council shall from time to time establish shall be paid at 
the time of filing the appeal.  

C. Appeal of Planning Commission Decisions.  

1. Whenever a permit or other action has been denied by the planning commission, an aggrieved person 
may file a written appeal with the planning division within 30 days after the public hearing in which 
such decision was rendered.  

2. The planning division shall notify the city clerk of the appeal and the city clerk shall notice and schedule 
a public hearing before the city council in accordance with Section 18.12.050. The appealing party shall 
be given at least ten days’ notice of the time and place of such hearing.  

3. At the time set for such hearing, the city council shall give the appealing party a reasonable 
opportunity to be heard on the matter, and may require reports from any city department. After the 
hearing, the city council shall affirm, disaffirm, or modify the decision appealed. The decision of the city 
council shall be final and conclusive.  

4. A nonrefundable fee in such amount as the city council shall from time to time establish shall be paid at 
the time of filing the appeal.  

D. Waiver of Appeal Period. For permits and actions to be decided by the planning commission, before the close 
of the public hearing, an applicant may request that the appeal period be waived. The planning commission 
shall grant the request only after determining for the record that there are no interested persons who object 
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to the waiver and that the applicant has waived all rights to appeal. If the appeal period is waived, the 
planning commission's decision becomes effective immediately upon adoption of the resolution.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.070 Site plan review. 

A. Purpose. Site plan review is a ministerial action established to ensure compliance with the Land Use Code 
and to attach conditions as necessary to ensure such compliance.  

B. Applicability and Requirements. Prior to or concurrently with the submission of building plans for plan check 
or application for issuance of a building permit for any building to be erected in any zone wherein site plan 
review is required by this title, accurately dimensioned architectural drawings and plot plans for all proposed 
construction shall be submitted to the planning division for approval. The site plan or plot plan shall contain 
any specific information required by the city manager or his/her designee necessary to determine 
compliance with the Land Use Code. A nonrefundable fee in such amount as the city council shall from time 
to time establish by resolution shall be paid to the finance officer at the time of filing.  

C. Plan Review.  

1. The planning division shall review all plans submitted and shall endorse its approval on a copy thereof, 
if it determines that the plan shows:  

a. Compliance with this title and all other applicable city ordinances;  

b. Desirable site layout and design;  

c. Utility of open areas;  

d. Adequate landscaping;  

e. Compatibility with neighboring property;  

f. Compliance with the General Plan or an adopted specific plan;  

g. Incorporation of any mitigation measures stipulated in a certified environmental impact report or 
negative declaration for the project, if applicable.  

2. If the department determines that the plans thus submitted do not conform or adequately provide for 
one or more of such provisions, it shall endorse its disapproval thereof, together with a statement of 
the provisions of this chapter with which such plans do not conform.  

3. When referred to the engineering department, fire department, building department, or other city 
agency by the planning division, such departments shall evaluate such plans as to compliance with all 
applicable city ordinances and standards and may require additional plans to be submitted and 
approved prior to final approval of such plans. The conditions of approval of development plans by the 
planning division may include the recommendations of other city department heads required to be 
made by the terms of this chapter.  

D. Issuance of Permit. No building permit, certificate of occupancy, or any other permit listed shall be issued 
until the approvals required by this section have been obtained.  

E. Preliminary Site Plan Review.  

1. Site plans may be submitted for preliminary review prior to submission of building plans for plan check, 
or application for issuance of a building permit for any building to be erected in any zone wherein site 
plan review is required by title.  
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2. A fee in such amount as the city council shall from time to time establish by resolution shall be paid to 
the finance officer at the time of submittal, which amount will be deducted from the building permit 
fee paid at the time building permits are issued.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.080 Minor use permits. 

A. Purpose. Minor use permits provide a ministerial process for reviewing land use activities that are allowed in 
the applicable zoning district, but require administrative review in order to evaluate the compatibility of the 
proposed use with surrounding uses and the suitability of the use to the site.  

B. Applicability. A minor use permit is required to authorize proposed land uses identified by Division 2 (Zoning 
Districts and Allowable Land Uses) as being allowable in the applicable zoning district subject to the approval 
of a minor use permit.  

C. Notice of Application.  

1. The designated staff person shall mail notice of the application no later than ten days after an 
application has been deemed complete to:  

a. The applicant.  

b. The owners of any real property, as shown on the latest equalized property tax assessment roll of 
the San Diego County Assessor, located within three hundred feet of the boundary of the 
property that is the subject of the application.  

D. Contents of the Notice of Application.  

1. The notice of application shall include the following information:  

a. A general description of the proposed project, including, when applicable, the type of permit 
requested, project name, square footage of proposed construction, and number of residential 
units proposed.  

b. The location and size of the property that is the subject of the application.  

c. The name, telephone number, and city address of the designated staff person to contact for 
additional information.  

d. An explanation that a minor use permit is an administrative process whereby the decision to 
approve, conditionally approve, or deny the proposed development will be made by the planning 
division without a public hearing.  

e. An explanation of the process to appeal the decision.  

E. Requests for Notice of Decision. Persons who wish to receive notice of the approval or denial of the 
application may request this information from the staff person. The request must be received no later than 
ten business days after the date on which the notice of application is mailed.  

F. Application Requirements. An application for a minor use permit shall contain any specific information 
required by the city manager or his/her designee necessary to determine compliance with the Land Use 
Code. It is the responsibility of the applicant to provide evidence in support of the findings required by this 
section. A nonrefundable fee in such amount as the city council shall from time to time establish by 
resolution shall be paid to the finance officer at the time of filing.  
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G. Findings and Decision. The planning division may approve or deny an application for a minor use permit. The 
designated staff person shall record the decision and the findings on which the decision is based. The 
planning division may approve a minor use permit only after first finding all of the following:  

1. The proposed use is allowed within the applicable zoning district and complies with all other applicable 
provisions of this Land Use Code;  

2. The proposed use is consistent with the General Plan and any applicable specific plan;  

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;  

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; and  

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 zoning district in which the property is located.  

H. Issuance of Permit and Duration.  

1. Upon the approval of an application, the planning division shall authorize the issuance of a minor use 
permit, with or without conditions, and one copy of which shall be forwarded to:  

a. The applicant;  

b. The building official;  

c. Any other department or agency the planning division considers affected by the issuance of the 
permit; and  

d. The division files for permanent retention.  

2. Minor use permits shall be in effect for the duration of the use, or for a time period specified in the 
conditions of approval, or until the time a revocation of the permit is effectuated on the basis of non-
compliance with the terms of the permit.  

I. Conditions of Approval. In approving a minor use permit, the planning division may impose any conditions 
deemed reasonable and necessary to ensure that the approval would comply with the findings required by 
this section.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.090 Home occupation permits. 

A. Purpose. A home occupation permit is a ministerial process to ensure that an occupation conducted within a 
dwelling is compatible with the character of the area in which the dwelling is located and that it is clearly a 
secondary use to the primary residential use of the dwelling.  

B. Applicability. Home occupations are permitted in residential zones as identified in Section 18.21.020 
provided that they first receive a home occupation permit.  

C. Application Requirements.  

1. An application for a home occupation permit shall contain any specific information required by the city 
manager or his/her designee necessary to determine compliance with the Land Use Code.  

2. It is the responsibility of the applicant to provide evidence in support of the findings required by this 
section.  
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3. Any applicant for a home occupation permit who is not the legal owner of the subject real property 
shall provide a written statement from the legal owner consenting to the application.  

4. A nonrefundable fee in such amount as the city council shall from time to time establish by resolution 
shall be paid to the finance officer at the time of filing.  

D. Findings and Decision.  

1. The planning division may approve or deny an application for a home occupation permit. The 
designated staff person shall record the decision and the findings on which the decision is based. The 
planning division may approve a home occupation permit only after first finding all of the following:  

a. There is no display of merchandise;  

b. No stock in trade nor commodity is sold upon the premises;  

c. The home occupation shall not result in the reduction of required off-street parking;  

d. Home occupations, except for urban agricultural uses permitted by Section 18.30.240 (Urban 
Agriculture), shall be conducted within an enclosed structure on the premises;  

e. No person other than the resident is engaged in the home occupation on the premises;  

f. The resident shall not rent space to others in association with a home occupation;  

g. All sales of products and the performance of all service or work that requires the presence of a 
partner, employee, or customer shall take place off the premises;  

h. No mechanical equipment is used except that which is normally necessary for housekeeping 
purposes;  

i. No signs or advertising for the home occupation is placed on the premises and other advertising 
does not identify the address of the premises;  

j. Materials or products associated with the home occupation are stored in an enclosed structure 
on the premises and shall not exceed one thousand cubic feet for the entire premises or any 
more restrictive limitations by the building or housing division or county health department.  

k. Only one vehicle for business-related purposes is permitted on the premises or on any adjacent 
residentially zoned area. This vehicle may not exceed a one ton carrying capacity and may not be 
a tow truck.  

l. The home occupation shall be consistent with permitted residential uses, shall not create any 
conditions that amount to a public nuisance, and shall not be detrimental to the neighborhood 
by causing increased noise, traffic, lighting, odor, or by violating any applicable laws or 
ordinances;  

m. A business license is procured.  

2. Additional stipulations can be placed on the permit by the city manager or his/her designee.  

E. Issuance of Permit and Duration.  

1. Upon the approval of an application, the planning division shall authorize the issuance of a home 
occupation permit and one copy of which shall be forwarded to:  

a. The applicant;  

b. Any other department or agency the planning division considers affected by the issuance of the 
permit; and  

c. The division files for permanent retention.  
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2. The occupation shall be limited to those activities specifically described on the permit, and subject to 
the conditions described in this section or as stipulated on the permit;  

3. A home occupation permit shall be in effect for the duration of the home occupation unless a 
revocation of the permit is effectuated.  

4. If it is determined or found by the city manager or his/her designee that the home occupation 
authorized causes a disturbance or nuisance to the abutting neighborhood, it shall be reviewed by the 
planning commission and may be declared null and void, and any business license issued shall be 
subject to cancellation.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.100 Sign permit. 

A. Purpose. The purpose of a ministerial sign permit is to ensure conformance with the sign and outdoor 
advertising display regulations in Division 4 and any applicable master sign program or specific plan.  

B. Applicability. A sign permit is required for the installation or alteration of any sign, except those specifically 
exempt by this section.  

C. Exemptions from a Sign Permit.  

1. The following signs may be installed without a sign permit, provided that they meet the requirements 
listed below:  

a. Changing the copy of a sign or mMaintenance of a sign that does not involve structural or 
electrical changes;  

b. Interior signs; except for theater lobby signs;  

c. Public utility and safety signs that are required by law;  

d. Signs that are required by law, other than public utility and safety signs, provided that they do 
not exceed the minimum dimensions required by the law;  

e. Signs required by the fire department to designate fire lanes;  

f. Temporary real estate signs that are not illuminated. Only one such sign is permitted to face on 
each street adjacent to the property. Such signs may be single- or double-faced and are limited in 
size to four square feet or less on property in residential zones, and ten square feet or less on 
property in commercial zones;  

g. Nameplate identification signs and combination name plates and address signs with letters that 
do not exceed three inches in height, are not illuminated, and do not exceed four square feet in 
area;  

h. Construction site signs that are not illuminated;  

i. Window signs;  

j. Tablets, memorials, and cornerstones that are built into the walls of a building, and provide 
information such as the name of the building and the date of construction;  

k. Incidental residential signs that provide warnings such as "no parking," "watch dogs," "private 
property," and "security service" that are not illuminated, do not exceed one square foot in area 
each, and do not project over a public right-of-way. No more than three of these signs shall be 
allowed per premises;  
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l. Bulletin boards, provided they do not exceed sixteen square feet in area, do not project over a 
public right of way, and are not illuminated.;  

m. Temporary on-site banners, streamers, and pennants.  

D. Application Requirements. Applications for sign permits shall contain any specific information required by 
the city manager or his/her designee necessary to determine compliance with the Land Use Code. A 
nonrefundable fee in such amount as the city council shall from time to time establish by resolution shall be 
paid to the finance officer at the time of filing.  

E. Building Division Review. If placement of a sign requires a building permit, the building division will review 
the plans for compliance with California Building Code requirements.  

F. Decision and Findings.  

1. The planning division may approve or deny an application for a sign permit. The designated staff 
person shall record the decision and the findings on which the decision is based. The sign permit may 
be approved once the following findings are made:  

a. The proposed sign is architecturally and aesthetically compatible with the major structures on 
the subject site and adjacent sites and is compatible with the character of the neighborhood and 
general environment;  

b. Granting the application is in conformance with the goals, policies, and objectives of the General 
Plan and the purpose and intent of any applicable specific plan, and the purposes of this Land 
Use Code and would not constitute a grant of special privilege inconsistent with the limitations 
on other properties in the vicinity and the same zoning district; and  

c. Granting the application would not be detrimental or injurious to property or improvements in 
the vicinity of the subject site, or to the public health, safety, or general welfare.  

G. Issuance of Permit and Duration.  

1. The sign permit may be issued after all approvals have been obtained and all required fees have been 
paid.  

2. If the work authorized under a sign permit has not been completed within six months after date of 
issuance, the permit shall become null and void.  

3. Before the expiration date of a sign permit, a permittee may submit a written application for an 
extension of time. The city manager or his/her designee may extend a sign permit for a period not 
exceeding six months if the city manager or his/her designee determines that, based on evidence 
provided by the permittee, circumstances beyond the control of the permittee prevented completion 
of the work.  

4. A sign permit may not be extended more than two times.  

5. Upon successful completion and inspection of the work authorized under a sign permit, the sign permit 
shall be in effect for the duration of the use for which the sign is intended, or for a time period 
specified in the permit, or until the time a revocation of the permit is effectuated based on non-
compliance with the terms of the permit.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.110 Conditional use permits. 

A. Purpose. The granting of a conditional use permit is a discretionary action that authorizes permitted uses 
subject to specific conditions because of the unusual characteristic or need to give special consideration to 
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the proper location of said uses in relation to adjacent uses, the development of the community, and to the 
various elements of the General Plan. It is the purpose of this chapter to set forth the findings necessary for 
such discretionary action.  

B. Applicability. A conditional use permit is required to authorize proposed land uses identified by Division 2 
(Zoning Districts and Allowable Land Uses) as being allowable in the applicable zoning district subject to the 
approval of a conditional use permit.  

C. Application Requirements. An application for a conditional use permit shall contain any specific information 
required by the city manager or his/her designee necessary to determine compliance with the Land Use 
Code. It is the responsibility of the applicant to provide evidence in support of the findings required by this 
section. A nonrefundable fee in such amount as the city council shall from time to time establish by 
resolution shall be paid to the finance officer at the time of filing.  

D. Conditional Use Permits Defined. "Conditional use permits," as the term is used in this section, shall be the 
same as those conditional use permits described in Section 65901 of the Government Code.  

E. Findings and Decision.  

1. The planning commission may approve or deny a conditional use permit through a public hearing 
process. Before any conditional use permit is granted, the applicant shall show the existence of the 
following facts:  

a. The proposed use is allowable within the applicable zoning district pursuant to a conditional use 
permit and complies with all other applicable provisions of the Land Use Code; and  

b. The proposed use is consistent with the General Plan and any applicable specific plan; and  

c. The design, location, size, and operating characteristics of the proposed activity would be 
compatible with the existing and future land uses in the vicinity; and  

d. The site is physically suitable for the type, density, and intensity of use being proposed, including 
access, utilities, and the absence of physical constraints.  

e. 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; and  

f. The proposed project has been reviewed in compliance with the California Environmental Quality 
Act.  

2. The decision of the planning commission is appealable to the city council in accordance with Section 
18.12.060.  

F. Conditions. Conditions may be imposed upon the granting of any conditional use permit so as to render the 
proposed use as compatible as possible with other uses in the immediate surrounding area, and to 
accomplish the purpose of this chapter.  

G. Acceptance of Conditions. Before any conditional use permit granted pursuant to the provisions of this 
chapter shall become effective, the applicant shall file a written statement, in the form to be prescribed by 
the city attorney, with the planning division, acknowledging and accepting all of the conditions, if any, 
imposed upon such conditional use permit.  

H. Revocation.  

1. Conditional use permits may be subject to revocation in the time and manner as set forth in this 
section. Whenever the city manager or his/her designee finds that any of the following facts exist, with 
reference to a conditional use permit, he/she may recommend to the planning commission or city 
council, whichever body granted the permit, that the conditional use permit be revoked:  
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a. That the conditional use permit was obtained by fraud; or  

i. That the use authorized by such conditional use permit has ceased, or has been suspended, 
for any reason, for a period of six months or more; or  

ii. That the conditional use permit is being exercised in a manner contrary to any law or 
conditions of approval imposed upon such conditional use permit; or  

iii. That any use or uses pursuant to such conditional use permit is being, or has been, 
exercised in a manner detrimental to public peace, health, safety, or welfare, or in a 
manner to constitute a public nuisance.  

b. Upon receipt of such recommendation, the granting body shall expeditiously set and conduct a 
public hearing upon such matter after having given notice in the manner set forth in Section 
18.12.050. At the time and place of such hearing, the body conducting such hearing shall 
determine whether any one of the facts, set forth in Section 18.12.110(H)(1)a are present. If, as a 
result of the evidence produced at such hearing, the body conducting the hearing determines 
that any one of such facts are present, it shall revoke the conditional use permit.  

c. If the revocation proceeding is conducted before the planning commission, the decision of the 
commission shall be subject to an appeal to the city council in the time and manner as set forth in 
Section 18.12.060. In the absence of such appeal from a commission decision, its decision shall 
be final and conclusive. The action of the city council, either upon an appeal or as a conducting 
body, shall be final and conclusive for all purposes.  

I. Modification. Any condition imposed upon the granting of a conditional use permit may be modified or 
eliminated, or new conditions may be added; provided that the original granting body, the commission or 
the council, first conducts a public hearing thereon, in the same manner as required for the granting of the 
same. No such modification shall be made unless the commission or council finds that such modification is 
necessary to protect the public interest and/or adjacent or abutting properties; or, in case of deletion of an 
existing condition, that such action is necessary to permit reasonable operation and use under the 
conditional use permit.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.120 Variances. 

A. Purpose. Variances are discretionary actions meant to provide adjustments in the application of this title to 
avoid practical difficulties and unnecessary hardships with respect to a particular piece of property which is 
not enjoying the privileges commonly enjoyed by other properties in the same vicinity and zone. A practical 
difficulty or unnecessary physical hardship may result from the size, shape, or dimensions of a site, or 
because of the location of existing structures on the site, or from setbacks or building lines, or from 
geographic, topographic, or other physical conditions on the site or in the immediate vicinity.  

B. Applicability. A variance may be considered for any applicant who is trying to establish a use that is expressly 
permitted in the zone that governs his/her property, but a hardship associated with the land deprives the 
property of privileges enjoyed by other properties in the vicinity within the same zone and prevents the 
applicant from being able to fully comply with the development standards of this Land Use Code.  

C. Application Requirements. An application for a variance shall contain any specific information required by 
the city manager or his/her designee necessary support of the findings required by this section. A 
nonrefundable fee in such amount as the city council shall from time to time establish by resolution shall be 
paid to the finance officer at the time of filing.  
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D. Development Standards. Except for the provision(s) of this title which are the subject of a zone variance 
approval, all other provisions of this title shall apply.  

E. Findings and Decision. Before any zone variance is granted by the planning commission through a public 
hearing process, the applicant shall show compliance with the following:  

1. Variances from the terms of this title shall be granted only when, because of special circumstances 
applicable to the property, including size, shape, topography, location or surroundings, the strict 
application of this title deprives such property of privileges enjoyed by other property in the vicinity 
and under identical zoning classification.  

2. Any variance granted shall be subject to such conditions as will assure that the adjustment thereby 
authorized shall not constitute a grant of special privileges inconsistent with the limitations upon other 
properties in the vicinity and zone in which such property is situated.  

3. A variance shall not be granted for a parcel of property which authorizes a use or activity which is not 
otherwise expressly authorized by the zone regulation governing the parcel of property.  

F. Conditions of Approval. Conditions of approval may be attached to the granting of a variance to render such 
variance compatible with adjacent uses and properties and in accord with the general intent and purpose of 
this title, and to prevent the granting of a special privilege inconsistent with the limitations placed upon 
other properties and uses similarly situated.  

G. Acceptance of Conditions. Before any zone variance granted pursuant to the provisions of this chapter shall 
become effective, the applicant shall file a written statement, in the form to be prescribed by the city 
attorney, with the planning division, acknowledging and accepting all of the conditions, if any, imposed upon 
such zone variance.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.130 Planned development permits. 

A. Purpose. The purpose of these procedures is to:  

1. Establish a review process for development that allows an applicant to request greater flexibility from 
the strict application of the regulations than would be allowed through a variance process;  

2. Encourage imaginative and innovative planning to achieve a more preferable development than what 
would be achieved by strict conformance with the regulations;  

3. Ensure, through the imposition of conditions of approval, a more efficient use of open space, 
separation of pedestrian and vehicular traffic, increased project amenities, compatibility with the 
surrounding neighborhood, and conformance to the achievable capacity of community utilities and 
improvements.  

4. Consider a planned development as a comprehensive unit rather than an aggregation of separate 
buildings on unrelated lots.  

B. Applicability. A planned development shall consist of not less than one acre and the area must be under one 
ownership or the subject of an application filed jointly by all the owners of the property included.  

C. Application Requirements. An application for a planned development permit shall contain any specific 
information required by the city manager or his/her designee necessary to support the findings required by 
this section. A nonrefundable fee in such amount as the city council shall from time to time establish by 
resolution shall be paid to the finance officer at the time of filing.  
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D. Dwelling Units. If a planned development contains residential units, the number of residential units shall not 
exceed the number otherwise allowed unless a density bonus is approved consistent with the provisions of 
Government Code Section 65915. In no case shall the right-of-way of any public or private street, sidewalk, 
public or semi-public parking area, or adjacent pedestrian walk be included in the allowable lot area per 
dwelling unit. Two or more dwelling units may be attached or combined into a single structure.  

 

E. Special Lot Sizes, Setback, and Height Requirements.  

1. Reductions in lot sizes may be approved, provided that acceptable land is designated as permanent 
open space and/or usable recreation space. The land area of each permanent open space area shall 
equal or exceed the total of all lot reductions.  

2. Special setback and height requirements may be established for a planned development based on 
design and relation of buildings to each other and the surrounding areas.  

F. Development Regulations. Reductions in lot sizes may be approved, provided that acceptable land is 
designated as permanent open space and/or usable recreation space. The land area of each permanent open 
space area shall equal or exceed the total of all lot reductions.  

G. Findings and Decision. A planned development permit may be approved or conditionally approved by the 
planning commission through a public hearing process only if all of the following findings are made:  

1. The proposed development is consistent with the General Plan;  

2. The proposed development will not be detrimental to the public health, safety, and welfare;  

3. The proposed development will comply with the regulations of the Land Use Code;  

4. The proposed development, when considered as a whole, will be beneficial to the community;  

5. Any proposed deviations pursuant to this section are appropriate for this location and will result in a 
more desirable project than would be achieved if designed in strict conformance with the development 
regulations of the applicable zone.  

6. The proposed project has been reviewed in compliance with the California Environmental Quality Act.  

H. Conditions of Approval. Conditions of approval may be attached to the granting of a planned development 
permit to render such planned development compatible with adjacent uses and properties and in accord 
with the general intent and purpose of this title.  

I. Acceptance of Conditions. Before any planned development permit granted pursuant to the provisions of 
this chapter shall become effective, the applicant shall file a written statement, in the form to be prescribed 
by the city attorney, with the planning division, acknowledging and accepting all of the conditions, if any, 
imposed upon such zone variance.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.140 Zoning amendments. 

A. Purpose. The zoning map or Land Use Code may be amended whenever public necessity, general welfare, 
convenience, or sound planning principles require.  

B. Initiation. Zoning amendments may be initiated by:  

1. The application of an owner or the agent of such owner seeking an amendment, supplement to, or 
change of the regulations prescribed for his property, or the reclassification of his property;  

Page 1374 of 1838



 
 

 
    Created: 2021-05-11 11:41:12 [EST] 
(Supp. No. 57) 

 
Page 36 of 295 

2. The application of an entity authorized to exercise the power of eminent domain over property subject 
to amendment;  

3. The application of a redeveloper who is seeking to redevelop the property involved, and who is a party 
to an existing disposition and development agreement with the community development commission;  

4. Minute action of the city council;  

5. Minute action of the planning commission.  

C. Application. Any person desiring to initiate a zoning change shall address his/her request on a form 
prescribed by the city manager or his/her designee. A nonrefundable fee in such amount as the city council 
shall from time to time establish by resolution shall be paid to the finance officer at the time of filing.  

D. Decision. No decision on a zoning amendment shall be rendered by the planning commission or city council 
until they have, respectively, found that the amendment, if adopted, would be consistent with the General 
Plan and has been reviewed in compliance with the California Environmental Quality Act.  

E. All zoning code or land use designation amendments shall be made in accordance with Government Code 
Section 66300, as amended. 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.12.150 General plan and specific plan amendments. 

A. Purpose. The General Plan Map, General Plan, and any specific plan may be amended whenever public 
necessity, general welfare, convenience, or sound planning principles require, in the manner prescribed in 
Sections 65350 through 65362, and 65450 through 65457 of the Government Code of the state.  

B. Initiation. Amendments to the General Plan Map, General Plan, or any specific plan may be initiated by:  

1. The application of an owner or the agent of such owner seeking an amendment, supplement to, or 
change of the regulations prescribed for his/her property, or the redesignation of his/her property.  

2. The application of an entity authorized to exercise the power of eminent domain over property subject 
to amendment;  

3. The application of a redeveloper who is seeking to redevelop the property involved, and who is a party 
to an existing disposition and development agreement with the community development commission;  

4. Minute action of the city council;  

5. Minute action of the planning commission.  

C. Application. Any person desiring to initiate a change in the General Plan Map, General Plan, or any specific 
plan shall address his/her request on a form prescribed by the city manager or his/her designee. A 
nonrefundable fee in such amount as the city council shall from time to time establish by resolution shall be 
paid to the finance officer at the time of filing.  

D. Decision. The planning commission shall recommend approval, approval with modifications, or denial of the 
application through a public hearing pursuant to Section 18.12.050. The city council, after receiving such 
recommendation, shall hold a public hearing pursuant to Section 18.12.050 and render a final decision.  

E. Limitations on General Plan Amendments. General Plan amendments shall occur no more frequently than 
four times during any calendar year unless otherwise specified in Government Code Section 65358.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.12.160 Historic properties. 

A. Intent and Purpose. It is the intent and purpose of this section to protect, preserve and, where damaged, 
restore National City's historic resources by:  

1. Establishing a procedure whereby properties of historical significance are identified and appropriate 
notice is provided in the event demolition, significant alteration, or conversion is proposed.  

2. Protecting the educational, cultural, economic, and general welfare of the public, while employing 
regulations that are consistent with sound historical preservation principles and the rights of private 
property owners.  

B. Designation of Historic Properties.  

1. A list of historic properties shall be maintained and periodically updated.  

2. Changes to the historic properties list may be initiated by resolution of the city council or on the 
verified application of the owner(s) of the property to be designated or their authorized agents.  

 a. For a planned housing development project, the Planning Commission shall determine whether 
the site of the proposed housing development project is a historic site at the time the application for 
the housing development is complete. The determination shall remain valid during the pendency of the 
housing development project for which the application was made unless any archaeological, 
paleontological, or tribal cultural resources are encountered during construction. 

3. Any application or resolution that proposes changes to the historic properties list shall be accompanied 
by an evaluation of the historic character of the property and shall be reviewed by the planning 
division.  

4. The planning division, after reviewing such application for completeness, shall notify the historical 
society of the proposed changes to the historic properties list. Any comments or recommendations 
provided by the historical society must be received within twenty days of the notice of proposed 
changes.  

5. Once the planning division has completed review of the application and considered any comments or 
recommendations from the historical society, it shall prepare a report and recommendation to the 
planning commission.  

6. The planning commission shall hold a public hearing on the proposal and shall provide a 
recommendation to the city council.  

7. The city council shall hold a public hearing and may approve, modify and approve, or deny the 
proposed changes to the historic properties list.  

C. Review of Ministerial Permits.  

1. The building official or designee shall review each request for a non-discretionary building or 
demolition permit to determine if it involves any structure identified on the list of historic properties. If 
a property proposed for demolition or significant alteration or conversion is determined to be on the 
historic properties list, the building official or designee shall withhold issuance of the permit for a 
period of thirty days.  

2. The building official shall immediately notify the planning division and the city council of the pending 
permit.  

3. Within five days, the planning division shall provide notice to the historical society of the pending 
permit and may request comments and recommendations. Any comments or recommendations 
provided by the historical society must be received within twenty days of the notice of pending permit.  
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4. Once the planning division has reviewed the permit application and considered any comments or 
recommendations from the historical society, it shall provide a recommendation to the city council. 
The recommendation may include approval of the permit, no recommendation, recommendation that 
the permit be denied, or a request for additional time to evaluate the permit.  

5. The city council, at its sole discretion, may approve the permit, deny the permit if a finding is made that 
such permit may result in an adverse effect on the public welfare, or withhold the issuance of the 
permit until such time as all alternative measures are thoroughly evaluated.  

D. Review of Discretionary Permits. All discretionary permits involving a historic resource shall be reviewed in 
compliance with the California Environmental Quality Act.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

DIVISION 2. ZONING DISTRICTS AND ALLOWABLE LAND USES 

Chapter 18.20 ZONING MAP 

18.20.010 Purpose. 

This section identifies the zones that apply to property within the city and adopts the city's zoning map. 
National City is organized into zones that implement the General Plan, which are identified on the zoning map.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.20.020 Zones and zoning map. 

A. Official Zoning Map. The official zoning map of the city is a zoning regulation within the context of and 
adopted pursuant to this title.  

B. Zone Boundaries—Determination in Cases of Uncertainty. The location of zone boundaries may be 
determined by the rules for interpretation pursuant to this title.  

C. Zone Boundary Changes—Procedure. Changes in the boundaries of the zones shall be made by ordinance 
adopting an amended official zoning map.  

D. Pre-Zoning of Unincorporated Lands.  

1. Areas outside of city limits, but within National City's sphere of influence are unincorporated lands and 
governed by the County of San Diego until such time as those areas are annexed into the city. These 
areas have been pre-zoned with city zones to identify the regulations that would apply once the land is 
annexed into the city.  

2. Pre-zone changes may be initiated and heard, in the manner provided for zone changes in this title, 
prior to the effective date of annexation to be effective upon annexation.  

E. Effect of Specific Plans. Lands within an adopted specific plan are governed by the zoning regulations of that 
specific plan. If the requirements of any specific plan are either more restrictive or less restrictive than the 
zoning regulations of this title, the requirements of the specific plan shall take precedence. If the specific 
plan is silent with regard to a development standard that is addressed within the provisions of this title, the 
provisions of this title shall apply. Specific plans referred to in this title shall be adopted in compliance with 
the procedural requirements of the California Government Code.  
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F. Zone Classifications Established. The following zone classifications are established and applied to the city as 
shown on the official zoning map.  

TABLE 18.20.020 
Zone Classifications 

Zone  
Classification  
Symbol  

Zone Classification  General Plan Land Use Designation  

Residential  
RS-11  Large Lot Residential  Very Low Medium Density Residential  
RS-21  Small Lot Residential  Low Medium Density Residential  
RS-31  Medium-Low Density Multi-Unit  

Residential  
Medium Density Residential  

RS-41  Residential Single-Family  Specific Plan (Westside)  
RM-11  Medium Density Multi-Unit Residential  Medium Density Residential  
RM-21  High Density Multi-Unit Residential  High Density Residential  
RM-31  Very High Density Multi-Unit  

Residential  
Very High Density Residential  

Commercial  
CA  Commercial Automotive  Commercial and ServicesAutomotive  
CL  Limited Commercial  Specific Plan (Westside)  
CS  Service Commercial  Commercial and Services Commercial  
CT Tourist Commercial Specific Plan (Harbor District Specific Plan 

Area) 
Mixed-Use  

MCR-11  Mixed Commercial-Residential  Specific Plan (Westside)  
MCR-21  Mixed Commercial-Residential  

(Smart Growth Area)  
Specific Plan (Westside)  

MXC-11  Minor Mixed Use Corridor  Mediuminor Mixed Use  
MXC-21  Major Mixed Use Corridor  HighMajor Mixed Use  
MXD-11  Minor Mixed Use District  Mediuminor Mixed Use  
MXD-21  Major Mixed Use District  HighMajor Mixed Use  
MXT1 Mixed-Use Transition Lower Mixed-Use 

Industrial  
IL  Light Industrial  Light Industrial  
IM  Medium Industrial  Industrial  
IH  Heavy Industrial  Industrial  

Institutional  
I  Institutional  Institutional  

Open Space  
OS  Open Space  Open Space  
OSR  Open Space Reserve   

Military  
M  Military  Military Reservation 

San Diego Unified Port District  
UPD  Port Master Plan  San Diego Unified Port District  

Specific Plan  
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SP1  Specific Plan  Specific Plan  
1ADUs and JADUs permitted subject to Sections 18.30.380 and 18.30.390 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.20.030 Prohibited land uses. 

Land uses not specifically allowed in a zone are prohibited in that zone; in addition, the following are 
specifically prohibited.  

A. In all zones, no structure of a temporary nature shall be used as a residence, neither temporarily nor 
permanently, including:  

1. Boats (except in marinas).  

2. Camper shells (except in recreational vehicle parks).  

3. Mobilehomes (except in mobilehome parks).  

4. Recreational vehicles (except in recreational vehicle parks).  

5. Shacks.  

6. Sheds.  

7. Shipping containers.  

8. Storage units.  

9. Tarpaulins.  

10. Tents (except in recreational vehicle parks).  

11. Trailers (except in recreational vehicle parks).  

12. Buildings or structures of a temporary nature.  

B. In all zones, the following shall not be used for temporary or permanent sleeping areas, with the exception of 
those that have been converted into an accessory dwelling unit as stipulated in Section 18.21.050:  

1. Attics.  

2. Basements.  

3. Cellars.  

4. Decks.  

5. Game rooms.  

6. Garages.  

7. Nonresidential buildings.  

8. Patios.  

9. Porches.  

10. Rooftops.  

C. In all zones, outdoor storage is prohibited except as specifically allowed by the zone.  

D. In all zones, outdoor storage or parking of the following is prohibited unless specifically allowed by the zone:  
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1. Boats within any required front, side, exterior, or street setback.  

2. Camper shells within any required front, side, exterior, or street setback.  

3. Mobile homes (except in mobile home parks).  

4. Recreational vehicles within any required front, side, exterior, or street setback.  

5. Trailers within any required front, side, exterior, or street setback.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.21 RESIDENTIAL ZONES 

18.21.010 Purpose. 

This section lists the land uses allowed within the residential zones. The purposes of the individual residential 
zones and the manner in which they are applied are as follows:  

A. Large Lot Residential (RS-1). The purpose of the RS-1 zone is to provide for areas of single-family detached 
residences on large lots (ten thousand square feet minimum and a density of up to five dwelling units per 
acre).  

B. Small Lot Residential (RS-2). The purpose of the RS-2 zone is to provide for areas of single-family detached 
residences on small lots (five thousand square feet minimum and a density of six to nine dwelling units per 
acre).  

C. Medium-Low Density Residential (RS-3). The purpose of the RS-3 zone is to provide for low-rise, medium-low 
density (10 to 15 units per acre) single-family attached and multiple family residential areas. The RS-3 zone is 
intended to retain characteristics found in the single-family zones, such as private yards and patios and 
privately maintained open space.  

D. Residential Single-Family (RS-4). The purposes of the RS-4 zone are to provide for areas of single-family 
attached and detached homes on minimum lot sizes of two thousand five hundred square feet; and provide 
for small lot single-family development within the Westside Specific Plan area. The RS-4 zone permits one 
attached or detached single-family dwelling for each full two thousand five hundred square feet of lot area 
provided there is no more than one single-family residence for each two thousand five hundred square feet 
of lot area. It also allows for the continuation of the existing mixture of housing types and encourages infill 
with single-family zones on vacant properties and where existing parcels may be further subdivided as 
provided herein.  

E. Medium Density Multi-Unit Residential (RM-1). The purpose of the RM-1 zone is to provide for low-rise, 
medium density (sixteen to twenty-three dwelling units per acre) multiple family residential areas. The RM-1 
zone is a transitional zone between higher density residential uses and lesser intensity single-family areas.  

F. High Density Multi-Unit Residential (RM-2). The purpose of the RM-2 zone is to provide for low- to mid-rise, 
high density (twenty-four to forty-eight dwelling units per acre) multiple family residential.  

G. Very High Density Multi-Unit Residential (RM-3). The purpose of the RM-3 zone is to provide for mid- to high-
rise, very high density (forty-nine to seventy-five dwelling units per acre) multiple family residential.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Page 1380 of 1838



 
 

 
    Created: 2021-05-11 11:41:12 [EST] 
(Supp. No. 57) 

 
Page 42 of 295 

18.21.020 Allowed land uses and permit requirements. 

A. Residential Land Uses.  

1. Table 18.21.020 identifies the uses of land allowed in each residential zone.  

2. Table 18.21.020 does not apply to the RS-4 zone. See Appendix A, Land Use Table, within the Westside 
Specific Plan for the list of permitted uses in the RS-4 zone.  

3. Within the RS-4 zone, existing multi-family and duplexes may continue as a permitted use. Existing 
churches and religious services may continue as a permitted use whereas new churches and religious 
facilities and expansions to existing churches and religious facilities are permitted pursuant to approval 
of a conditional use permit. Parks and open space are permitted uses.  

TABLE 18.21.020 
Allowed Land Uses 
Residential Zones 

Land Use  Permit Required By District  Specific Use  
Regulations  RS-

1  
RS-
2  

RS-
3  

RM-
1  

RM-
2  

RM-
3  

Accessory structure 
(incidental to primary use 
and not a second unit)  

P  P  P  P  P  P   

Animal husbandry  C  —  —  —  —  —  Section 8.32 

Bed and breakfast inn 
(B&B)  

C  C  C  C  C  C  Section 18.30.290 

Family day care home, 
small  

P  P  P  P  P  P  Section 18.30.080 

Family day care home, 
large  

P  P  P  P  P  P  Section 18.30.080 

Convalescent 
services/hospice (in home 
care only)  

P  P  P  P  P  P   

Dormitory (Accessory to a 
school)  

—  —  —  —  C  C   

Dwelling unit, single 
detached  

P  P  P  P  P  P   

Dwelling unit, single 
attached  

—  —  P  P  P  P   

Dwelling unit, multiple  —  —  P  P  P  P   

Home occupation  
(accessory use)  

P  P  P  P  P  P  Section 18.12.090 

Page 1381 of 1838



 
 

 
    Created: 2021-05-11 11:41:12 [EST] 
(Supp. No. 57) 

 
Page 43 of 295 

Neighborhood corner 
store  

M  M  M  M  M  M  Section 18.30.260 

Open space reserves  P  P  P  P  P  P   

Parks, passive recreation  P  P  P  P  P  P   

Parks, active recreation  C  C  C  P  P  P   

Plant nursery  C  —  —  —  —  —   

Public assembly  C  C  C  C  C  C   

Public safety facility  C  C  C  C  C  C   

Rectory (accessory to 
religious facility)  

C  C  C  C  C  C   

Renewable energy  
infrastructure (accessory)  

P  P  P  P  P  P  Section 
18.30.210/18.30.300; 
California Building 
Code  

Rooming or boarding 
house (accessory)  

C  C  C  C  C  C   

Second unit (accessory)  P  P  P  P  P  P   

Transitional / supportive 
housing  

PC  CP  P  P  P  P   

Utility facilities, minor  P  P  P  P  P  P   

Utility facilities, major  C  C  C  C  C  C   

Urban agriculture  P  P  P  P  P  P  Section 18.30.240 

P Permitted  
C Conditional use permit  
M Minor use permit (ministerial)  
— Not permitted  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2019-2464, § 2, 11-5-2019) 

18.21.030 Accessory uses. 

A. Home Occupations. A home occupation permit granted by the planning division pursuant to Section 
18.12.090 (Home Occupation Permits) shall be required. The home occupation shall comply with the 
provisions included within the definition as provided in the glossary.  

B. Roomers and Boarders. In a dwelling unit occupied as a private residence, one or two rooms may be rented 
and table board provided for a maximum of two paying guests in all residential zones. Renting to more than 
two paying guests in a private residence is considered a rooming or boarding house and is subject to 
approval of a conditional use permit.  

C. Limitations on Accessory Uses and Structures.  
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1. Accessory uses and structures are prohibited without a permissible main building.  

2. Each accessory structure is allowed no more than one half bath unless it has been converted into an 
accessory dwelling unit as stipulated in Section 18.30.380.  

D. Recreational Facilities. Recreational facilities serving a multi-unit residential development may be permitted. 
Typical facilities include:  

1. Swimming pools, gymnasiums/fitness centers, and hut tubs/spas;  

2. Tennis, badminton, volleyball, croquet, and similar courts;  

3. Playgrounds, sitting areas, and picnic/barbeque areas.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.21.040 General development standards. 

Development standards for residential zones are set forth in Table 18.21.040.  

Table 18.21.040 
Development Standards 

Residential Zones 

Development Requirement By Zoning District 

RS-1 RS-2 RS-3 RS-4 RM-1 RM-2 RM-3 

Minimum setbacks, Primary structure  
Front  20'  20'  15'  10'/  

15(a)  
15'  10'  10'  

Side—Interior  5'  5'  5'  3/0(b)  5'  5'  5'  
Side—Exterior  10'  10'  5'  10'(a)  5'  5'  10'  

Rear  25'  25'  10'  15'  5'  5'  5'  
Minimum setbacks, Accessory structure  

Front  20'  20'  15'  10/  
15'(c)  

15'  10'  10'  

Side—Interior  5'  5'  5'  3'  5'  5'  5'  
Side—Corner  5'  5'  5'  10'  5'  5'  5'  

Rear  5'  5'  5'  3'  5'  5'  5'  
Detached building 
separation  

5'  5'  5'  6'  5'  5'  5'  

Number of detached 
buildings  

3 per 
full 
5,000 
ft2 of 
lot 
area  

3 per 
full 
5,000 
ft2 of 
lot 
area  

3 per 
full 
5,000 
ft2 of 
lot 
area  

3     
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Development Requirement By Zoning District 

RS-1 RS-2 RS-3 RS-4 RM-1 RM-2 RM-3 

Minimum lot area  10,000  
SF  

5,000  
SF  

5,000  
SF  

2,500  
SF  

5,000  
SF  

5,000  
SF  

5,000  
SF  

Minimum separation 
of primary structures 

  10 feet 
if side-
by-
side; 
15 feet 
if 
front-
to-
back 

 10 feet 
if side-
by-
side; 
15 feet 
if 
front-
to-
back 

10 feet 
if side-
by-
side; 
15 feet 
if 
front-
to-
back 

10 feet 
if side-
by-
side; 
15 feet 
if 
front-
to-
back 

Minimum street 
frontage  
(Standard)  

60'  50'  50'  25'  50'  50'  50'  

Minimum street 
frontage  
(lots on the bulb of a 
cul-de-sac)  

36'  36'  36'  15'  36'  36'  36'  

Maximum density  One 
du per 
lot  

One 
du per 
lot  

One 
du per 
2,900 
SF of 
lot 
area  

One 
du for 
each 
2,500 
SF of 
lot 
area  

One 
du per 
1,900 
SF of 
lot 
area  

One 
du per 
900 SF 
of lot 
area  

One 
du per 
580 SF 
of lot 
area  

Minimum usable 
open space  

N/A  N/A  N/A  N/A  See Section 18.41.040 

Maximum lot 
coverage  

75%  75%  75%  N/A  75%  75%  75%  

Maximum height,  
primary structure  

35'  35'  35'  35'  45'  65'  95'  

Maximum stories,  
primary structure  

2  2  3  3  4  6  9  

Maximum height, 
accessory structure  

35'  35'  35'  35'  45'  65'  95'  
Shall not exceed the 
number of stories or 

Shall not exceed the 
allowed maximum height 
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Development Requirement By Zoning District 

RS-1 RS-2 RS-3 RS-4 RM-1 RM-2 RM-3 

height of the primary 
structure.  

of accessory structures in 
adjacent zone within 100-
feet of the adjacent zone.  

Maximum area 
(total), accessory 
structures—
Excluding up to 400 
SF of covered 
parking and area 
dedicated to an ADU 

10% of 
lot size 
(d)  

10% of 
lot size 
(d)  

10% of 
lot size 
(d)  

None  None  None  None  

 

Notes:  

(a) Stoops and porches may extend into the front yard up to the front property line or in the case of a corner 
parcel, to the side property line. Garages shall maintain a fifteen-foot front yard setback.  

(b) A zero foot minimum side yard, for one side yard on the parcel, is permitted provided that there is a six-foot 
separation to the adjacent residential structure and that there is a minimum three-foot side yard setback on the 
opposite side.  

(c) Except for stoops and porches, accessory structures shall not be located in the front yard setback. Porches or 
stoops should be at least six feet deep.  

(d) No single accessory structure shall have a footprint greater than that of half of the primary structure excluding 
area dedicated to an ADU.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2017-2438, § 2, 10-3-2017) 

18.21.050 Second units. 

A. Purpose. The purpose of this section is to provide regulations for the establishment of accessory dwelling 
units in the residential zones. Accessory dwelling units help advance the city's growth and planning policies 
by:  

1. Accommodating new housing units while preserving the character of existing neighborhoods;  

2. Allowing efficient use of the city's existing housing stock and infrastructure;  

3. Providing housing options and choices that respond to varying income levels, changing household sizes 
and lifestyle needs; and,  

4. Providing a means for residents—particularly seniors, single parents, younger singles and younger 
couples, and empty nesters—to remain in their homes and neighborhoods, and obtain and preserve 
income, security, companionship, and assistance.  

B. Development Standards.  

1. Shall be permitted on properties with only one single-family residence on the lot or constructed in 
conjunction with a single-family residence;  
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2. Shall not be allowed where the city manager or his/her designee determines that roadways, public 
utilities or services are inadequate;  

3. Shall not be allowed on lots that exceed the allowed number of dwelling units;  

4. The development standards for accessory structures shall apply to second units, except that the 
setback requirements for primary structures shall apply and the floor area shall not exceed the 
maximum area allowed for accessory structures, but in no case shall exceed one thousand two 
hundred square feet.  

C. Architectural Compatibility. A second dwelling unit shall incorporate the same or substantially similar 
architectural features with respect to roof pitch, compatible building materials, colors, and design details of 
the primary dwelling unit.  

D. Parking. One off-street parking space, in addition to that which is required by this code for the primary 
residence shall be provided. Parking spaces include garages, carports, or uncovered parking.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.22 COMMERCIAL ZONES 

18.22.010 Purpose. 

A. Purposes. The general purposes of commercial zones are to:  

1. Provide areas in which business may be conducted, goods sold and distributed, public and private 
services rendered, and such other activities provided which are related to the function of commercial 
development;  

2. Ensure compatibility of the various commercial areas with adjacent land uses;  

3. Implement the General Plan by concentrating the locations of intensive commercial uses.  

B. Commercial Automotive (CA). The purpose of the commercial automotive (CA) zone is to provide for 
automobile and truck sales and services and sales and services that support such uses. Uses may also include 
alternative fuel vehicle sales, services and related supplies, and rental car facilities.  

C. Limited Commercial (CL). The purposes of the limited commercial (CL) zone are to:  

1. Provide for small scale, limited convenience retail shopping facilities at the neighborhood level, 
typically including food and convenience stores, small retail and service shops, professional offices, and 
artisan activities such as studios, galleries, production space, and small performance venues. The sale 
of all merchandise shall be retail only.  

2. Ensure that the character of the CL zone will be compatible with and will complement the surrounding 
residential area.  

D. Service Commercial (CS). The purpose of the service commercial (CS) zone is to provide for intensive 
commercial activities; specialized service establishments; light manufacturing, wholesaling, and distribution 
uses that operate in a clean and quiet manner; and supporting and complimentary uses.  

E.  Tourist Commercial (CT). The purpose of the CT zone is to provide areas catering specifically to the needs of 
automobile-oriented trade, such as transient accommodations and services, certain specialized retail outlets, 
commercial amusement enterprises and compatible residential development. 

 

Page 1386 of 1838



 
 

 
    Created: 2021-05-11 11:41:12 [EST] 
(Supp. No. 57) 

 
Page 48 of 295 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.22.020 Allowed land uses and permit requirements. 

Table 18.22.020 identifies the uses of land allowed in each commercial zone. This table does not apply to the 
CL zone. For a list of allowable uses in the CL zone, please refer to Appendix A of the Westside Specific Plan.  

TABLE 18.22.020 
Allowed Land Uses 
Commercial Zones 

Land Use  Zone  Specific Use  
Regulations  CA  CS  

Auto towing dispatch (accessory to service station)   P   
Alcohol, sales for off-site consumption (accessory to retail 
sales)  

 C  Section  
18.30.050 

Alcohol, sales for on-site consumption (accessory to eating 
place)  

 C  Section  
18.30.050 

Car wash, automatic and full service   P   
Car wash, manual   C   
Civic, fraternal, community, and cultural facilities   C   
Commercial recreation, indoor   C   
Commercial recreation, outdoor   C   
Convenience store (accessory to service station)   M  Section  

18.30.190 
Eating place, dine-in (accessory)   P   
Eating place, dine-in   P   
Eating place, drive-thru/take-out   C   
Games of skill or amusement, maximum of four machines 
(accessory)  

 P   

Gasoline service station   C  Section  
18.30.190 

Goods and services, retail   P   
New automobile and truck sales, leasing, and rentals  P    
Offices   P   
Off-street parking and loading facilities (accessory)   P   
Open space reserves   P   
Parking garage   P   
Pawn shops   C  Section  

18.30.330 
Payday lenders   C  Section  

18.30.320 
Public assembly   C   
Public safety facilities   P   
Research and development   P   
Recycling facility, small (accessory)   P  Section  

18.30.170 
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Recycling facility, mobile   C  Section  
18.30.170 

Renewable energy infrastructure (accessory)   P  Section  
18.30.210/  
18.30.300;  
CBC  

Sale of vehicle parts and accessories when provided by new 
vehicle dealership on contiguous property  

P    

Sale or rental of campers, camper trailers, vacation trailers, 
self-propelled mobile homes, boats, and other sporting and 
pleasure equipment which is substantial in size. This activity 
must be incidental to the principal activity of the automobile 
and/or truck dealership  

P    

Service and repair of trucks and automobiles when provided 
by new vehicle dealer on contiguous property  

P    

Storage building (accessory)   P   
Tattoo parlors and body piercing establishments   C  Section  

18.30.310 
Telecommunications facilities   C  Section  

18.30.220 
Used auto and truck sales when part of a new vehicle 
dealership and located on contiguous land  

P    

Utility facilities, minor   P   
Utility facilities, major   C   
Vehicle body and paint shop   C  Section  

18.30.060 
Vehicle, outdoor storage (a)   C  Section  

18.30.160 
Vehicle parts and accessories sales   P   
Vehicle, repair or service (minimum 7,500 square foot lot)   P   
Vending machines (accessory)   P  Section  

18.30.150(E)  
Warehouse and distribution facility   P   
Wrecked vehicle storage, maximum 60 days (accessory)   P   
P Permitted  
C Conditional use permit  
M Minor use permit  
— Not permitted  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.22.030 Accessory uses. 

A. Commercial Uses in Hotels and Motels. Accessory uses and services incidental to the principal use may be 
permitted; and accessory businesses intended for the convenience or necessity of the guests of the principal 
use, including bars, cafes, restaurants, lunchrooms, coffee shops, gift shops, florists, barbershops, beauty 
shops, news and tobacco shops, travel and car rental agencies, business centers, valet service (agency for 
laundering, cleaning, and pressing of clothing), letting of space for professional offices, operated in 
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conjunction with the uses permitted in this section and not as a separate enterprise, and located on the 
same premises may be permitted, provided there shall be no entrance to such accessory uses except from 
the lobby or the interior of a principal building or buildings or patio.  

B. Storage Buildings and Garages. Storage buildings and garages incidental to principal uses on the same 
premises are permitted.  

C. Sale of Gasoline. The sale of gasoline may be permitted as an accessory use in any zone where gasoline 
service stations are permitted, subject to the issuance of a conditional use permit.  

D. Auctions. Auctions, in conjunction with used furniture or antique sales, may be permitted subject to the 
issuance of a conditional use permit.  

E. Games of Skill or Amusement.  

1. In the commercial and mixed-use zones, games of skill or amusement, as an incidental or accessory 
use, shall be limited to four machines per establishment, two of which may be multiple-player 
machines.  

2. Bowling alleys shall be limited to thirty games of skill or amusement as an incidental use. All such 
machines shall be located in the main concourse of the facility within the line-of-sight of a supervising 
adult employed by the business proprietor, whom shall be continuously present at all times that 
machines are being used.  

3. The use of games of skill or amusement as an incidental or accessory use may be permitted within an 
existing establishment only if a conditional use permit is granted.  

4. Limitations on location of games of skill and amusement.  

a. No games of skill and amusement accessible for use by minors shall be maintained, operated, 
conducted or used, nor kept for such purposes, in or on the premises of any establishment whose 
primary business is the sale of alcoholic beverages. This shall not prohibit the operation of 
amusement machines in a bona fide establishment with an on-sale liquor license or restaurants 
which are not licensed to sell alcoholic beverages.  

b. No games of skill and amusement shall be maintained, operated, conducted or uses, nor kept for 
such purposes, within any place which is closer than three hundred feet from any public or 
private school which conducts classes for any grades from kindergarten to twelfth grade.  

F. Catering Services. Catering services for retail food preparation and party supplies may be permitted; 
provided said use is conducted in conjunction with a permitted restaurant, retail store, or commercial office; 
and further provided that the wholesaling or warehousing of merchandise does not occur in the operation of 
the catering business.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.22.040 General development standards. 

Development standards for commercial zones are set forth in Table 18.22.040. Refer to the Westside Specific 
Plan for additional requirements in the CL zone.  

TABLE 18.22.040 
Development Standards 

Commercial Zones 

Development Standard  Zone  
CA  CL  CS  
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Minimum lot area  15,000 SF  5,000 SF  5,000 SF (b)(c)  
Minimum street frontage  50'  50'  50' (d)  
Minimum setbacks   

Front  0'  10'  0'  
Side, interior  0'  0'/10'(e)  0'  
Side, exterior  0'  10'  0'  

Rear  0'  5'  0'  
When adjacent to a residential zone  >20 feet from  

adjacent zone  
boundary  

N/A  20 feet from  
adjacent zone  
boundary  

Maximum height/stories  50' and 3 stories  50' and 3 stories  50' and 3 stories  
When adjacent to residential zone  Shall not exceed the 

allowed maximum 
height in the 
adjacent zone 
within 100-feet of 
the adjacent zone  

N/A  Shall not exceed the 
allowed maximum 
height in the 
adjacent zone 
within 100-feet of 
the adjacent zone  

Maximum floor area ratio  1.5  0.6  1.5  
Lot coverage  80%  N/A  80%  

 

Notes:  

(b) Automobile service stations shall have a minimum lot area of fifteen thousand square feet.  

(c) Automobile and truck repair facilities shall have a minimum lot area of seven thousand five hundred square 
feet.  

(d) Automobile service stations shall have a minimum street frontage of one hundred feet.  

(e) Ten feet if adjacent to an existing single-family or multi-family development without commercial/office uses.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.22.050 Uses to be conducted in enclosed buildings. 

All uses shall be conducted in enclosed buildings; provided, however, that businesses such as auto and truck 
dealers, landscape nurseries, gas stations, sidewalk cafes/outdoor dining, and similar uses that customarily include 
outdoor use, may be permitted outside of a completely enclosed building. This section shall not restrict incidental 
loading, parking, property maintenance, or special promotions as provided by this title.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.23 WESTSIDE MIXED-USE ZONES 

18.23.010 Purpose. 

The purpose of the MCR-1 and MCR-2 zones is to 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.  
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(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.23.020 Allowed land uses and permit requirements. 

The uses permitted in the MCR-1 and MCR-2 zones are listed in Appendix A of the Westside Specific Plan.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.23.030 General development standards. 

The development standards for the MCR-1 and MCR-2 zones are identified in Table 18.23.030. Refer to the 
Westside Specific Plan for additional requirements in the MCR-1 and MCR-2 zones.  

TABLE 18.23.030 
Development Standards 

MCR-1 AND MCR-2 Zones 

Development Standard  Zone  
MCR-1  MCR-2  

Minimum setbacks    
 Front  10'  10'  
 Side, interior  0'/10'(a)  0'/10'(a)  
 Side, exterior  10'  10'  
 Rear  5'  5'  
Minimum distance between buildings  0'/10'(a)  0'/10'(a)  
Minimum density  24 du/acre  24 du/acre  
Maximum density  24 du/acre  45/60 du/acre (b)  
Minimum dwelling unit size  600 SF  600 SF  
Maximum height/stories  3 stories and 50'  5 stories and 65'  
Common usable open space (c)  300 SF/du  300 SF/du  
Private usable open space (c)  75 SF/du  75 SF/du  
Maximum floor area ratio  0.6  0.6  

 

Notes:  

(a) Ten feet if adjacent to single-family or multi-family development without commercial/office uses  

(b) Maximum density if forty-five dwelling units per acre in the MCR-2 civic center drive district and sixty dwelling 
units per acre in the MCR-2 transit oriented development district.  

(c) Required for each unit over three units.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.24 MIXED-USE CORRIDOR AND DISTRICT ZONES 
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18.24.010 Purpose. 

The purpose of the mixed-use corridor and district zones is to create vibrant, mixed-use places that support a 
dynamic economy, affordable housing and environmental sustainability along major roadways. The mixed-use 
zones establish standards relating to building form and placement, building frontages, land use, parking, civic 
spaces, and streets. These standards are intended to create transit-oriented development with high quality 
architecture, pedestrian-oriented streets, a variety of housing options, accessible civic spaces, and a fine-grained 
mixture of land uses and activities. These standards differ from conventional zones by de-emphasizing land use 
regulations and instead focusing on physical form and building design. The mixed-use corridor and district zones 
implement policies relating to neighborhood design in the Land Use and Community Character Element of the 
National City General Plan.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.24.020 Mixed-use zones. 

A. Mixed-Use Corridor, Minor (MXC-1). The MXC-1 zone supports the creation of mixed-use corridors at a scale 
compatible with adjacent single-family residential neighborhoods. Development in the zone is intended to 
create a pedestrian-oriented development that enhances the quality of life within the corridor and for 
adjacent residential neighborhoods. Buildings in the zone are built at or near front property lines to create a 
well-defined public realm. Parking areas are de-emphasized by being located adjacent to or behind buildings. 
Multi-family residential and mixed-use buildings provide a diversity of housing choices for existing and new 
residents. Commercial uses provide goods and services for residents and jobs for the community.  

B. Mixed-Use Corridor, Major (MXC-2). 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. Buildings in the zone are built to the property lines to create a clearly 
defined street edge with building frontages that are active and inviting for pedestrians. Residents in mixed-
use buildings with housing above retail support commercial establishments within the corridor. High quality 
architectural design and a distinctive sense of place make the zone an attractive destination to work, shop, 
and play for residents and visitors.  

C. Mixed-Use District, Minor (MXD-1). The MXD-1 zone supports the creation of mixed-use districts at a scale 
compatible with adjacent single-family residential neighborhoods. New development within the zone may be 
oriented towards an existing public street or a new street or civic space within the development site. 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. New streets established in the zone support a pedestrian-oriented 
environment and accommodate all modes of transportation. New civic spaces required for large 
redevelopment projects create a lively focal point within the district that functions as a gathering place for 
residents and workers within the district.  

D. Mixed-Use District, Major (MXD-2). 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. Housing, employment, retail, and recreational uses 
located within close proximity to one another will reduce dependence on the automobile. Urban-scale 
development will contribute to a lively, dynamic, and unique sense of place. Streets established in the zone 
support a pedestrian-oriented environment and accommodate all modes of transportation. New civic spaces 
required for large redevelopment projects will reinforce the urban design character of the district and 
provide a gathering place for residents, workers, and visitors.  

F. Mixed-Use Transition (MXT). The MXT zone supports the creation of transitional mixed-use areas between 
single-family residential neighborhoods and retail and commercial districts and corridors. Development in 
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this zone is intended to facilitate an integrated pattern of uses and activities that complement and enhance 
the quality of life of the adjacent residential neighborhoods. Buildings in the zone are built at or near front 
property lines to create a well-defined public realm. Parking areas are de-emphasized by being located 
adjacent to or behind buildings. Multi-family residential and mixed-use buildings provide a diversity of 
housing choices for existing and new residents. Commercial uses provide goods and services for residents 
and jobs for the community. 

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.24.030 General provisions. 

The requirements of this chapter (Mixed-Use Corridor and District Zones) take precedence over the 
regulations found elsewhere in Title 18. In the event of a conflict between this chapter and another portion of the 
Land Use Code, the provisions of this chapter shall govern.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.24.040 Building form and placement. 

A. Purpose. This section establishes standards for building form and placement, including building height, bulk, 
mass, and parking placement within the mixed-use corridor and district zones.  

B. Intent. The intent of these standards is to ensure excellence in site planning and building design in order to 
create a vibrant and well-defined public realm that is pedestrian-friendly and supportive of a sustainable 
way-of-life. The images below illustrate the intent of these standards.  

[C.] Mixed-Use Transit Corridor, Minor (MXC-1). Development in the MXC-1 zone shall comply with the standards 
in Table 18.24.040A (MXC-1 Zone Building Form and Placement).  

TABLE 18.24.040A 
MXC-1 Zone Building Form and Placement 

Development Standard  Minimum  Maximum  
Street wall  75%  100%  
Building setbacks    
 Street  0'  15' - 1st and 2nd story  

None - 3rd story  
 Other  0'  None  
 Other, adjacent to residential zone  Same as the equivalent 

setback in the adjacent  
residential zone  

None  

Building stepbacks    
3rd story stepback from 2nd story street wall  8'  None  
3rd story stepback from 2nd story walls adjacent to RS 
zone  

15'  None  

Building volume    
Height  None  50' and 3 stories  
Height, adjacent to residential zone  None  Same as adjacent zone 

(within 50 feet)  
Floor area ratio, mixed-use (a)  None  2.0  
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Floor area ratio, single-use  None  1.0  
Lot area (lots on the bulb of a cul-de-sac) 5,000 SF  
Lot street frontage  
(lots on the bulb of a cul-de-sac) 

50’/36’  

Residential density (net rights-of-way)  None  48 du/acre  
Parking setback adjacent to street (b)  40'  None  

 

Notes:  

(a) Mixed use shall be defined as both vertical mixed use (e.g., residential or office above ground floor 
commercial) and horizontal mixed use (e.g., residential and commercial uses in separate buildings located on a 
single parcel or site). A mixed use development that is primarily residential shall contain a minimum of ten percent 
commercial floor area. A mixed use development that is primarily commercial shall contain a minimum twenty 
percent residential floor area.  

(b) Does not apply when parking is not visible from any point six feet above finish grade along property lines 
adjacent to public rights-of-way.  

 

Building Setback Standards in the MXC-1 Zone 
 

 

 

Building Volume Standards in the MXC-1 Zone 
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Parking Setback Standards in the MXC-1 Zone 
 

 
 

[D.] Mixed-Use Corridor, Major (MXC-2) Standards. Development in the MXC-2 zone shall comply with the 
standards in Table 18.24.040B (MXC-2 Zone Building Form and Placement).  

TABLE 18.24.040B 
MXC-2 Zone Building Form and Placement 

Development Standard  Minimum  Maximum  
Street wall  75%  100%  
Building setbacks    
 Street  0'  10' - 1st and 2nd story  

None - 3rd story  
 Other  0'  None  
 Other, adjacent to residential zone  Same as adjacent  

residential zone  
None  

Building stepbacks    
5th story stepback from 4th story street wall  8'  None  
3rd, 4th, and 5th story stepback from 2nd story walls 
adjacent to RS zone  

15'  None  

Building volume    
Height  None  65' and 5 stories  
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Height, adjacent to residential zone  None  Same as adjacent zone 
(within 50 feet)  

Floor area ratio, mixed use (a)  None  3.5  
Floor area ratio, single use  None  2.5  
Residential density (net rights-of-way)  None  75 du/acre  
Parking setback adjacent to street (b)  40'  None  

 

Notes:  

(a) Mixed use shall be defined as both vertical mixed use (e.g., residential or office above ground floor 
commercial) and horizontal mixed use (e.g., residential and commercial uses in separate buildings located on a 
single parcel or site). A mixed use development that is primarily residential shall contain a minimum of ten percent 
commercial floor area. A mixed use development that is primarily commercial shall contain a minimum twenty 
percent residential floor area.  

(b) Does not apply when parking is not visible from any point six feet above finish grade along property lines 
adjacent to public rights-of-way.  

 

Building Setback Standards in the MXC-2 Zone 
 

 
 

Building Volume Standards in the MXC-2 Zone 
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Parking Setback Standards in the MXC-2 Zone 
 

 
[E.] Mixed-Use Transition (MXT). Development in the MXT zone shall comply with the standards in Table 

18.24.040C (MXT Zone Building Form and Placement).  

TABLE 18.24.040C 
MXT Zone Building Form and Placement 

Development Standard  Minimum  Maximum  
Street wall  75%  100%  
Building setbacks    
 Street  0'  15' - 1st and 2nd story  

None - 3rd story  
 Other  0'  None  
 Other, adjacent to residential zone  Same as the equivalent 

setback in the adjacent  
residential zone  

None  

Building stepbacks    
3rd story stepback from 2nd story street wall  8'  None  
3rd story stepback from 2nd story walls adjacent to RS 
zone  

15'  None  
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Building volume    
Height  None  45' and 4 stories  
Height, adjacent to residential zone  None  Same as adjacent zone 

(within 45 feet)  
Floor area ratio, mixed-use (a)  None  2.0  
Floor area ratio, single-use  None  1.0  
Lot area (lots on the bulb of a cul-de-sac) 5,000 SF  
Lot street frontage  
(lots on the bulb of a cul-de-sac) 

50’/36’  

Residential density (net rights-of-way)  None  24 du/acre  
Parking setback adjacent to street (b)  40'  None  

 

Notes:  

(a) Mixed use shall be defined as both vertical mixed use (e.g., residential or office above ground floor 
commercial) and horizontal mixed use (e.g., residential and commercial uses in separate buildings located on a 
single parcel or site). A mixed use development that is primarily residential shall contain a minimum of ten percent 
commercial floor area. A mixed use development that is primarily commercial shall contain a minimum twenty 
percent residential floor area.  

(b) Does not apply when parking is not visible from any point six feet above finish grade along property lines 
adjacent to public rights-of-way.  

Building Setback Standards in the MXT Zone 
 

 

 

Building Volume Standards in the MXT Zones 
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Parking Setback Standards in the MXT Zone 
 

 

 

 

[FE.] Mixed-Use District (MXD-1) Standards. Development in the MXD-1 zone shall comply with the standards in 
Table 18.24.040DC (MXD-1 Zone Building Form and Placement).  

 

 

TABLE 18.24.040DC 
MXD-1 Zone Building Form and Placement 

Development Standard  Minimum  Maximum  
Street wall  75%  100%  
Building setbacks    
 Street  0'  15' - 1st and 2nd story  

None - 3rd story  
 Other  0'  None  
 Other, adjacent to residential zone  Same as adjacent  

residential zone  
None  

Building stepbacks    
3rd story stepback from 2nd story street wall  8'  None  
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3rd story stepback from 2nd story walls adjacent to RS 
zone  

15'  None  

Building volume    
Height  None  50' and 3 stories  
Height, adjacent to a residential zone  None  Same as adjacent zone 

(within 50 feet)  
Floor area ratio, mixed use (a)  None  2.0  
Floor area ratio, single use  None  1.0  
Residential density  None  48 du/acre  
Parking setback adjacent to street (b)  40'  None  

 

Notes:  

(a) Mixed use shall be defined as both vertical mixed use (e.g., residential or office above ground floor 
commercial) and horizontal mixed use (e.g., residential and commercial uses in separate buildings located on a 
single parcel or site). A mixed use development that is primarily residential shall contain a minimum of ten percent 
commercial floor area. A mixed use development that is primarily commercial shall contain a minimum twenty 
percent residential floor area.  

(b) Does not apply when parking is not visible from any point six feet above finish grade along property lines 
adjacent to public rights-of-way.  

 

Building Setback Standards in the MXD-1 Zone 
 

 
 

Building Volume Standards in the MXD-1 Zone 
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Parking Setback Standards in the MXD-1 Zone 
 

 
[GF.] Mixed-Use District, Major (MXD-2) Standards. Development in the MXD-2 zone shall comply with the 

standards in Table 18.24.040ED (MXD-2 Zone Building Form and Placement).  

TABLE 18.24.040ED 
MXD-2 Zone Building Form and Placement 

Development Standard  Minimum  Maximum  
Street wall  75%  100%  
Building setbacks    
 Street  0'  10' - 1st and 2nd story  

None - 3rd story  
 Other  0'  None  
 Other, adjacent to residential zone  Same as adjacent  

residential zone  
None  

Building stepbacks    
5th story stepback from 4th story street wall  8'  None  
3rd, 4th, and 5th story stepback from 2nd story walls 
adjacent to RS zone  

15'  None  

Building volume    
Height  None  65' and 5 stories  
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Height, adjacent to residential zone  None  Same as adjacent zone 
(within 50 feet)  

Floor area ratio, mixed use (a)  None  3.5  
Floor area ratio, single use  None  2.5  
Residential density (net rights-of-way)  None  75 du/acre  
Parking setback adjacent to street (b)  40'  None  

 

Notes:  

(a) Mixed use shall be defined as both vertical mixed use (e.g., residential or office above ground floor 
commercial) and horizontal mixed use (e.g., residential and commercial uses in separate buildings located on a 
single parcel or site). A mixed use development that is primarily residential shall contain a minimum of ten percent 
commercial floor area. A mixed use development that is primarily commercial shall contain a minimum twenty 
percent residential floor area.  

(b) Does not apply when parking is not visible from any point six feet above finish grade along property lines 
adjacent to public rights-of-way.  

 

Building Setback Standards in the MXD-2 Zone 
 

 
 

Building Volume Standards in the MXD-2 Zone 
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Parking Setback Standards in the MXD-2 Zone 
 

 
(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.24.050 Allowed land uses and permit requirements. 

A. Purpose. This section identifies permitted uses within the mixed-use zones.  

B. Permitted Land Uses. Land uses permitted in the mixed-use zones shall be as specified in Table 18.24.050 
(Allowed Land Uses - Mixed-Use Zones).  

TABLE 18.24.050 
Allowed Land Uses 
Mixed-Use Zones 

Land Use  Permit Required by Zone  Specific Use  
Regulations  MXC-1 

(a)  
MXC-2  MXD-1  MXD-2  MXT 

Alcohol, sales for off-site 
consumption (accessory 
to retail sales)  

C  C  C  C  C Section  
18.30.050 

Alcohol, sales for on-site 
consumption (accessory 
to eating places)  

C  C  C  C  C Section  
18.30.050 

Animal boarding/kennel, 
small (setback 150 feet 
from single-family 
residential zones)  

C  C  C  C  C  

Adult day health care  C  C  C  C  C  

Bar/nightclub  C  C  C  C  C Section  
18.30.050 

Bed and breakfast inn 
(B&B)  

C  C  C  C  C  
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Breweries, small  P  P  P  P  P  

Brewery tasting room  P  P  P  P  P Section  
18.30.050/  
City Council Policy 
707  

Car wash, automatic and 
full service  

P  P  P  P  P  

Car wash, manual  C  C  C  C  C  

Civic, fraternal, 
community, and cultural 
facilities  

P  P  P  P  P  

Commercial recreation, 
indoor  

P  P  P  P  P  

Commercial recreation, 
outdoor  

M  M  M  M  M  

Convalescent / nursing 
home / hospice  

P  P  P  P  P  

Child day care center  M  M  M  M  M Section  
18.30.070 

Family day care home, 
small (accessory)  

P  P  P  P  P Section  
18.30.080 

Family day care home, 
large (accessory)  

M  M  M  M  M Section  
18.30.080 

Convenience store 
(accessory to gas service 
station)  

P  P  P  P  P Section  
18.30.190 

Dormitory (accessory to 
school)  

C  C  C  C  C  

Dwelling unit, single 
detached (b)  

P  P  P  P  P  

Dwelling unit, single 
attached (b)  

P  P  P  P  P  

Dwelling unit, multiple 
(b)  

P  P  P  P  P  

Eating places, dine in  P  P  P  P  P  

Eating places, drive-
through/take-out  

C  C  C  C  C  
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Farmer's market  C  C  C  C  C  

Gasoline service station  C  C  C  C  C Section  
18.30.190 

Goods and services, retail  P  P  P  P  P  

Guidance/social 
assistance services  

C  C  C  C  C  

Heliport/helistop 
(accessory)  

—  —  C  C  —  

Home occupation 
(accessory)  

P  P  P  P  P  

Hospital  —  —  C  C  —  

Hotel, motel, and related  
services  

P  P  P  P  P Section  
18.30.270 

Low Barrier Navigation 
Center 

P P P P P Section 18.30.400 

Maintenance yards  C  C  C  C  C  

Medical offices/clinics 
and laboratories  

P  P  P  P  P  

Offices  P  P  P  P  P  

Open space reserves  P  P  P  P  P  

Parking garage  P  P  P  P  P  

Parks (passive and active  
recreation)  

P  P  P  P  P  

Pawn shops  C  C  C  C  C Section  
18.30.330 

Payday lenders  C  C  C  C  C Section  
18.30.320 

Private/public 
educational  
institutions, schools  

C  C  C  C  C  

Public assembly  C  C  C  C  C  

Public safety facilities  P  P  P  P  P  

Rectory (accessory to 
religious facility)  

P  P  P  P  P  

Recycling facility,  
small (accessory)  

P  P  P  P  P Section  
18.30.170 
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Recycling facility, mobile  C  C  C  C  C Section  
18.30.170 

Renewable energy 
infrastructure (accessory)  

P  P  P  P  P Section  
18.30.210/18.30.300;  
California Building 
Code  

Sidewalk café (accessory)  P  P  P  P  P Section  
18.30.200 

Storage building 
(accessory)  

P  P  P  P  P  

Tattoo parlors and body  
piercing establishments  

C  C  C  C  C Section  
18.30.310 

Telecommunication 
facilities, commercial  

C  C  C  C  C Section  
18.30.220 

Tobacco specialty 
businesses  

—  —  C  C  — Section  
18.30.230 

Transitional/supportive  
housing (b)  

P  P  P  P  P  

Urban agriculture  P  P  P  P  P Section  
18.30.240 

Utility facilities, minor  P  P  P  P  P  

Utility facilities, major  C  C  C  C  C  

Vending machines 
(accessory)  

P  P  P  P  P Section  
18.30.150(E)  

Veterinary 
clinics/hospitals  

C  C  C  C  C Section  
18.30.250 

Winery tasting room  P  P  P  P  P Section  
18.30.050/  
City Council Policy 
707  

 P Permitted  
C Conditional use permit  
M Minor use permit (ministerial)  
— Not permitted  

 

Notes:  

(a) Visitor serving, tourist commercial, and recreational uses are prioritized in the coastal zone.  
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(b) Residential uses are not permitted in the coastal zone west of I-5.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2015-2407, § 2, 11-3-2015; Ord. No. 2017-2444, § 2, 12-19-2017; 
Ord. No. 2018-2448, § II, 7-17-2018; Ord. No. 2018-2451, § 2, 11-20-2018) 

18.24.060 Accessory uses. 

A. Commercial Uses in Hotels and Motels. Accessory uses and services incidental to the principal use may be 
permitted; and accessory businesses intended for the convenience or necessity of the guests of the principal 
use, including bars, cafes, restaurants, lunchrooms, coffee shops, gift shops, florists, barbershops, beauty 
shops, news and tobacco shops, travel and car rental agencies, business centers, valet service (agency for 
laundering, cleaning, and pressing of clothing), letting of space for professional offices, operated in 
conjunction with the uses permitted in this section and not as a separate enterprise, and located on the 
same premises may be permitted, provided there shall be no entrance to such accessory uses except from 
the lobby or the interior of a principal building or buildings or patio.  

B. Storage Buildings and Garages. Storage buildings and garages incidental to principal uses on the same 
premises are permitted. Storage buildings and garages may be attached to or contain accessory dwelling 
units as stipulated in Section 18.30.380. 

C. Recreational Facilities. Recreational facilities serving the customer or patron of a principal use may be 
permitted. Typical facilities include:  

1. Swimming pools, gymnasiums/fitness centers, and hot tubs/spas;  

2. Tennis, badminton, volleyball, croquet, and similar courts;  

3. Playgrounds, sitting areas, and picnic/barbeque areas.  

D. Sale of Gasoline. The sale of gasoline may be permitted as an accessory use in any zone where gasoline 
service stations are permitted, subject to the issuance of a conditional use permit.  

E. Auctions. Auctions, in conjunction with used furniture or antique sales, may be permitted subject to the 
issuance of a conditional use permit.  

F. Games of Skill or Amusement.  

1. In the commercial and mixed-use zones, games of skill or amusement, as an incidental or accessory 
use, shall be limited to four machines per establishment, two of which may be multiple-player 
machines.  

2. Bowling alleys shall be limited to thirty games of skill or amusement as an incidental use. All such 
machines shall be located in the main concourse of the facility within the line-of-sight of a supervising 
adult employed by the business proprietor, whom shall be continuously present at all times that 
machines are being used.  

3. The use of games of skill or amusement as an incidental or accessory use may be permitted within an 
existing establishment only if a conditional use permit is granted.  

4. Limitations on location of games of skill and amusement.  

a. No games of skill and amusement accessible for use by minors shall be maintained, operated, 
conducted or used, nor kept for such purposes, in or on the premises of any establishment whose 
primary business is the sale of alcoholic beverages. This shall not prohibit the operation of 
amusement machines in a bona fide establishment with an on-sale liquor license or restaurants 
which are not licensed to sell alcoholic beverages.  
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b. No games of skill and amusement shall be maintained, operated, conducted or uses, nor kept for 
such purposes, within any place which is closer than three hundred feet from any public or 
private school which conducts classes for any grades from kindergarten to twelfth grade.  

G. Catering Services. Catering services for retail food preparation and party supplies may be permitted; 
provided said use is conducted in conjunction with a permitted restaurant, retail store, or commercial office; 
and further provided that the wholesaling or warehousing of merchandise does not occur in the operation of 
the catering business.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.24.070 Building frontage standards. 

A. Purpose. This section identifies permitted frontage types for each mixed-use zone and establishes design 
standards that apply to each frontage type.  

B. Frontage Types Defined. Frontage types refer to the design and function of street-facing wall building 
façades. Frontage types define the way a structure engages the street and provides a transition between the 
public and private realm.  

C. Permitted Frontage Types.  

1. MXC-1, and MXC-2, and MXT Zones. Exterior building walls in the MXC-1 and MXC-2 zones facing a 
street shall feature a permitted frontage type as shown in Table 18.24.070 (Building Frontage Types).  

2. MXD-1 and MXD-2 Zones. Exterior building walls in the MXD-1 and MXD-2 zones facing a collector or 
arterial street shall feature a permitted frontage type as shown in Table 18.24.070 (Building Frontage 
Types). Within the MXD-1 and MXD-2 zones, frontage type requirements do not apply to building walls 
facing other types of streets.  

TABLE 18.24.070 
Building Frontage Types in Mixed-Use Zones 

 Mixed-Use Zones  
MXC-1, and MXD-1, and MXT  MXC-2 and MXD-2  

Porch  P  See Note (a)  
Stoop  P  See Note (a)  

Lightcourt  P  See Note (a)  
Dooryard  P  See Note (a)  
Forecourt  P  See Note (a)  
Shopfront  P  P  

Gallery  -  P  
Arcade  -  P  
Lobby  -  P  

 

Notes:  

(a) Permitted only for exterior building walls fronting one or more existing single-family home.  

D. Residential Transitions.  

1. Required Frontage Types. The portion of a building facing and located across a street from one or more 
detached single-family home shall feature either a porch or a stoop frontage type.  
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2. Distinct Volumes. Frontages as required by subsection (1) above shall read as a series of distinct 
volumes, each no greater than fifty feet in width. Variation in building color, breaks in the horizontal 
plane, architectural detailing, and other similar methods may be used to comply with this requirement. 
Unarticulated facades are not permitted.  

E. Frontage Type Standards. Frontage types shall comply with the following standards.  

1. Porch.  

a. Porch Defined. A porch is a covered but unenclosed projection from the front wall of a structure 
generally surrounding the main entry to a dwelling unit.  

b. Dimensions. A porch shall comply with the following dimension standards:  

i. Depth: Eight feet minimum.  

ii. Width: Twelve feet minimum.  

iii. Height: Eight feet minimum from finished floor to ceiling.  

c. Maximum Elevation. The elevation of a porch floor shall not exceed four feet from adjacent 
grade.  

d. Maximum Fence Height. The height of a fence located at the front sidewalk shall not exceed 
forty-eight inches from adjacent grade.  

e. Open Sides Required. Full or partial enclosure of porches greater than forty-two inches in height 
is prohibited.  

 

Porch and Fence Standards: 
Section View 

 
 

 
 

Porch and Fence Standards: Plan View 
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2. Stoop.  

a. Stoop Defined. A stoop is an uncovered unenclosed elevated platform projecting from the front 
wall of a structure providing access to the ground level of a building.  

b. Dimensions. A stoop shall comply with the following dimension standards:  

i. Depth: Six feet minimum.  

ii. Width: Four feet minimum.  

c. Maximum Elevation. The elevation of a stoop floor shall not exceed six feet from adjacent grade.  

d. Maximum Fence, Handrail, or Wall Height. The height of a fence, handrail, or wall surrounding a 
stoop shall not exceed forty-two inches as measured from the stoop floor.  

e. Open Sides Required. Full or partial enclosure of stoops greater than forty-two inches in height is 
prohibited.  

 

Stoop Standards: Section View 
 

 
 

Stoop Standards: Plan View 
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3. Lightcourt.  

a. Lightcourt Defined. A lightcourt is a sunken front yard area that buffers residential uses from 
adjacent sidewalks.  

b. Maximum Depth. The lower level of a building accessed by a lightcourt shall be no more than six 
feet below adjacent grade.  

c. Maximum Stoop Elevation. The maximum elevation of the stoop portion of a lightcourt shall not 
exceed six feet from adjacent grade.  

 

Lightcourt Standards: Section View 
 

 
 

Lightcourt Standards: Plan View 
 

Page 1411 of 1838



 
 

 
    Created: 2021-05-11 11:41:13 [EST] 
(Supp. No. 57) 

 
Page 73 of 295 

 
4. Dooryard.  

a. Dooryard Defined. A dooryard is a garden or terrace in the front yard area elevated from the 
adjacent sidewalk.  

b. Maximum Garden or Terrace Elevation. The maximum elevation of an elevated garden or terrace 
shall be three feet from adjacent grade.  

c. Open Sides Required. Full enclosure of an elevated garden or terrace is prohibited.  

 

Dooryard Standards: Section View 
 

 
 

Dooryard Standards: Plan View 
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5. Forecourt.  

a. Forecourt Defined. A forecourt is an open area partially surrounded by building walls that opens 
to a public sidewalk.  

b. Minimum Dimensions. The area of a forecourt surrounded by building walls shall comply with the 
following dimension standards:  

i. Depth: Six feet minimum.  

ii. Width: Twenty feet minimum, fifty feet maximum.  

c. Maximum Elevation. The elevation of a forecourt floor shall not exceed six feet from adjacent 
grade.  

d. Minimum Transparency. The minimum area of a forecourt's street-facing walls consisting of 
transparent windows shall be forty percent for residential uses and sixty percent for commercial 
uses.  

 

Forecourt Standards: Section View 
 

 
 

Forecourt Standards: Plan View 
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6. Shopfront.  

a. Shopfront Defined. A shopfront is a building façade that consists primarily of transparent glass 
with access to a commercial space located at street level.  

b. Minimum Transparency, Ground Floor. A minimum of sixty-five percent of the street-facing walls 
of a ground floor shopfront shall consist of transparent windows or doors with views into the 
building  

c. Minimum Transparency, Upper Floors. A minimum of forty percent of the street-facing walls of 
upper floors shall consist of transparent windows or doors.  

d. Ground Floor Doors. A minimum of eighty percent of the area of any door providing access to 
ground floor commercial uses shall consist of transparent glass.  

e. Upper Floor Window Proportions. Façade openings and windows on upper stories shall be 
vertically proportioned, with a greater height than width. The height-width ratio of windows and 
openings shall be no less than 1.5:1.  

f. Ground and Upper Floor Windows. The percentage of building façade consisting of windows shall 
be greater on the ground floor than on upper floors.  

g. Awning and Canopy Dimensions. An awning or canopy attached to the exterior of a shopfront 
shall comply with the following dimension standards.  

i. Maximum projection from building wall: Eight feet, or two-thirds of the sidewalk width, 
whichever is greater.  

ii. Minimum eight feet clearance above sidewalk.  

h. Awning and Canopy Location. Awnings and canopies may be permitted along storefronts and 
doors only.  

i. Doors and Windows. Doors and windows shall not open or project into the public right-of-way.  

 

Shopfront Standards: Section View 
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Shopfront Standards: Plan View 
 

 
7. Gallery.  

a. Gallery Defined. A gallery is a storefront with a covered walkway supported by columns or arches 
that may project over a sidewalk or walkway.  

b. Minimum Transparency. A minimum of sixty percent of the primary frontage of a gallery shall 
consist of transparent windows or doors with views into the building.  

c. Minimum Dimensions. A gallery shall comply with the following minimum dimension standards:  

i. Minimum dimensions of twelve feet wide, six feet deep, and ten feet high.  

ii. Maximum three feet distance between curb face and edge of gallery column or arch.  

d. Doors and Windows. Doors and windows shall not open or project into the public right-of-way.  

 

Gallery Standards: Section View 
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Gallery Standards: Plan View 
 

 
8. Arcade.  

a. Arcade Defined. An arcade is a shopfront with a habitable upper story that projects over a 
sidewalk supported by columns or arches.  

b. Minimum Transparency, Ground Floor. A minimum of sixty percent of the street-facing ground 
floor frontage of an arcade shall consist of transparent windows or doors with views into the 
building.  

c. Minimum Transparency, Upper Floors. A minimum of forty percent of the upper floors of the 
street-facing frontage of an arcade shall consist of transparent windows or doors.  

d. Minimum Dimensions. An arcade shall comply with the following minimum dimension standards:  

i. Minimum dimensions of twelve feet wide, ten feet deep, and ten feet high  

ii. Maximum three feet distance between curb face and edge of arcade  

e. Doors and Windows. Doors and windows shall not open or project into the public right-of-way  
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Arcade Standards: Section View 
 

 
 

Arcade Standards: Plan View 
 

 
9. Lobby.  

a. Lobby Defined. A lobby is a building façade that includes transparent glass with access to a lobby 
space located at street level.  

b. Minimum Transparency. The minimum area of a lobby's street-facing walls consisting of 
transparent windows shall be forty percent for residential uses and sixty percent for commercial 
uses.  

c. Maximum Elevation. The elevation of a lobby floor shall not exceed three feet from adjacent 
grade.  

d. Entrances. Entrance may be inset or flush with building façade  

e. Doors and Windows. Doors and windows shall not open or project into the public right-of-way.  

 

Lobby Standards: Section View 
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Lobby Standards: Section View 
 

 
F. Commercial Service Location and Screening.  

1. Service activities associated with commercial uses shall be setback a minimum of fifteen feet from any 
property line abutting a parcel occupied by a detached single-family home.  

2. Outdoor storage, trash collection, and loading areas shall located and screened from view such that 
they are not visible from any parcel occupied by a detached single-family home.  

G. Noise Generating Activities. Outdoor dining, amplified music, and other noise-generating activities as 
determined by the Director shall be setback a minimum of one hundred fifty feet from the property line of 
any parcel occupied by a detached single-family home.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.24.080 Parking requirements. 

A. Purpose. This section establishes parking standards that apply to the mixed-use zones.  

B. Required On-Site Parking. Off-street parking shall be provided pursuant to Chapter 18.45.  
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C. Parking Structures. All multi-story parking structures shall be lined with commercial, retail or residential uses 
on the ground floor at street frontages, except for the pedestrian and vehicular entries into the parking 
structure.  

D. Parking Buffers.  

1. Surface parking lots abutting a public sidewalk or street shall provide a landscaped buffer a minimum 
of two feet in width and three feet in height along the perimeter of the parking lot abutting the 
sidewalk or street.  

2. A landscaped buffer at least three feet in width and six feet in height shall be provided for any surface 
parking lot abutting a residential zone.  

 

Landscaped Parking Buffer Standards 
 

 
E. Parking Costs.  

1. The payment of parking costs shall be separate from rent payments or purchase prices for all uses 
located within the mixed-use zones.  

2. All places of employment within the mixed-use zone shall offer a parking cash-out program that allows 
employees to receive either owner-subsidized free parking or a cash payment equal to the value of the 
parking subsidy.  

F. Alley Access. For new development on property adjacent to a rear alley, vehicle and service access to the 
property shall be provided only through the rear alley.  

G. Driveways.  

1. New driveways comply with the following standards.  

a. Dimensions. Driveways shall comply with the dimension standards shown in Table 18.24.080B 
(Driveway Dimension Standards).  

b. Number. No more than one driveway approach shall be provided for every fifty feet of street 
frontage.  

c. Proximity. A new curb cut providing access to a driveway from a public street shall be separated a 
minimum distance of thirty-five feet from any other curb cut.  

d. Parking. Parking spaces shall not be located along the sides of a driveway.  

TABLE 18.24.080B 
Driveway Dimension Standards 

Driveway Type  Driveway Width  
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Minimum  Maximum  
1-way  8'  12'  
2-way  20'  25'  

 

2. The Community Development Director may approve exceptions to the driveway requirements in 
subsection (1) above in the case of shared or joint use of driveways and parking lots.  

 
Vehicle Access Standards 

 

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.24.090 Civic space standards. 

A. Purpose. This section establishes requirements and standards for civic spaces in the MXD-1 and MXD-2 
zones. Civic spaces are areas within neighborhoods where people can gather, interact and enjoy access to 
recreational and open space amenities.  

B. Applicability. Any commercial or mixed-use redevelopment project on a site threefive acres or greater in the 
MXD-1 or MXD-2 zones shall include a publicly- accessible civic space consistent with the standards 
established in this section.  
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C. Types of Civic Spaces. Permitted types of civic spaces in the MXD-1 and MXD-2 zones are greens, squares, 
plazas, and playgrounds, as defined in subsection (E) (standards for specific types of civic spaces) below.  

D. General Standards. The following standards apply to all civic spaces and new development adjacent to civic 
spaces.  

1. The on-site parking of vehicles within a civic space is prohibited.  

2. All areas with playground equipment shall be visible from the street edge.  

3. All sides of a civic space shall front either a public street, the primary frontage of a building, or a natural 
physical barrier such as a hillside or creek.  

4. All building walls fronting a civic space shall feature a frontage type permitted within the applicable 
zone as specified in Section 18.24.070 (Building Frontage Standards).  

5. Quasi-public activities, such as outdoor seating serving a restaurant, are permitted to occupy no more 
than twenty-five percent of the area of a civic space.  

6. Civic spaces shall be designed and located so as to be clearly visible from one or more public streets.  

7. All civic spaces shall front onto a public street for a minimum distance of 50 feet.  

E. Standards for Specific Types of Civic Spaces. Specific types of civic spaces within the MXD-1 and MXD-2 
zones, when required by subsection (B) (applicability) above, shall comply with the following standards.  

1. Green. A green shall comply with the following standards.  

a. The size of all greens shall be a minimum of 0.5 acres and a maximum of five acres.  

b. All greens shall front on a minimum of one public street.  

c. Permitted improvements include playgrounds, ball parks, picnic shelters, benches, pergolas, 
bandstands and other similar improvements.  

d. Landscape within parks shall feature lawns generally unobstructed with limited trees 
naturalistically arranged and a maximum fifty percent irrigated turf.  

e. Hardscape within greens shall be limited to the minimum needed for circulation and amenities.  

f. No more than ten percent of a green shall be covered with impervious surfaces.  

2. Square. A square shall comply with the following standards.  

a. The size of all squares shall be a minimum of 0.5 acres and a maximum of three acres.  

b. All squares shall front on a minimum of three public streets.  

c. Permitted improvements within squares include paths, benches, pergolas, public art, fountains, 
gazebos, bandstands, small structures such as kiosks and restrooms and other similar 
improvements.  

d. Landscape within squares shall include lawns and trees formally arranged and a maximum ten 
percent irrigated turf.  

e. Hardscape within squares shall feature pathways and amenities formally arranged around a 
central point of interest. No more than twenty-five percent of a green shall be covered with 
impervious surfaces.  
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Green — Plan Illustration 

 

 

 
Square — Plan Illustration 

 

 

3. Plaza. A plaza shall comply with the following standards.  

4. Playground. A playground shall comply with the following standards.  
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Plaza — Plan Illustration 
 

 

 
Playground — Plan Illustration 

 

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.25 INDUSTRIAL ZONES 

18.25.010 Purpose. 

This section lists the land uses allowed within the industrial zones and provides basic standards for site 
layout and building use. The purposes of the individual industrial zoning districts and the manner in which they are 
applied are as follows:  

A. Light Industrial (IL). The IL light industrial zone is intended to accommodate warehousing operations, storage, 
office, and research and development facilities and establishments engaged in the manufacturing, 
assembling, packaging, treatment and processing of products other than those that which may be obnoxious 
or offensive to adjacent residential and business districts due to reason of odor, dust, smoke, gas, noise, 
vibration or other nuisances.  

B. Medium Industrial (IM). The IM medium industrial zone is designed to provide for the development of 
medium manufacturing and industrial uses that operate without excessive noise, dust, odor or other 
nuisances and yet may be objectionable to other non-industrial uses.  

C. Heavy Industrial (IH). The IH heavy industrial zone is intended to provide for manufacturing facilities and 
industries that may be obnoxious by reason of emission of odor, dust, smoke, gas, noise, vibration or similar 
causes and therefore require isolation from many other kinds of land uses.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.25.020 Allowed land uses and permit requirements. 

Table 18.25.020 identifies the uses of land allowed in each industrial zone.  
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TABLE 18.25.020 
Allowed Land Uses 

Industrial Zones 

Land Use  Zone  Specific Use 
Regulations  IL  IM  IH  

Animal boarding/kennel, small  C  C  C   

Assembly and light 
manufacturing/processing  

P  P  P   

Automotive impound and 
storage yards  

C  C  C  Section 18.30.040 

Auto Body and Paint C C C  

Auto towing dispatch (accessory 
to service station)  

P  P  —   

Breweries, small  P  P  P   

Breweries, large  C  C  C   

Brewery tasting room  P  P  P  Section 18.30.050/  
City Council Policy 
707  

Building supplies and equipment, 
sales and rental  

P  P  P   

Cemetery/mausoleum/crematory  —  C  C   

Commercial recreation, indoor  C  —  —   

Eating places, dine-in (accessory)  P  P  P   

Emergency shelter  P  —  —  Section 18.30.110 

Gasoline service station  C  C  —  Section 18.30.190 

Goods and services, retail sales 
(accessory)  

P  P  P   

Heavy manufacturing/processing  —  —  C   

Industrial equipment/machinery, 
sales and rentals  

P  P  P   

Medium 
manufacturing/processing  

—  P  P   

Offices (accessory)  P  P  P   

Offices  P  M  M   

Open space reserves  P  P  P   

Outdoor storage  C  C  C  Section 18.30.160 

Pawn shops  C  —  —  Section 18.30.330 
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Payday lenders  C  —  —  Section 18.30.320 

Plant nursery  P  P  C   

Parking, structure/ fleet  P  P  P   

Personal storage facilities (mini-
warehouses)  

P  P  —   

Public assembly  C  —  —   

Public safety facilities  P  P  P   

Recycling facilities, small 
(accessory)  

P  P  —  Section 18.30.170 

Recycling facilities, mobile  C  C  —  Section 18.30.170 

Renewable energy infrastructure 
(accessory)  

P  P  P  Section 18.30.210/  
18.30.300;  
California Building 
Code  

Renewable energy infrastructure  P  P  P  Section 18.30.210/  
18.30.300;  
California Building 
Code  

Research and development  P  P  P   

Scrap metal processing  —  —  C  Section 18.30.180 

Sixty-day storage of wrecked 
vehicles  

P  P  P   

Storage facility, self (mini-
warehouses)  

P  P  P   

Tattoo parlors and body piercing 
establishments  

C  —  —  Section 18.30.310 

Telecommunication facilities, 
commercial  

C  C  C  Section 18.30.220 

Trade schools  P  C  C   

Trucking and transportation 
terminal  

—  C  P   

Urban agriculture  C  —  —  Section 18.30.240 

Utility facilities, minor  P  P  P   

Utility facilities, major  P  P  P   

Vehicle repair or service 
(minimum 7,500 square-foot lot) 

P P P  

Veterinary hospitals and clinics  M  M  —  Section 18.30.250 
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Waterfront related industries  P  P  P   

Wholesaling, warehousing, and 
distribution  

P  P  P   

Winery  C  C  C   

Winery tasting room  P  P  P  Section  
18.30.050/  
City Council Policy 
707  

P Permitted  
C Conditional use permit  
M Minor use permit (ministerial)  
— Not permitted  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2017-2444, § 3, 12-19-2017; Ord. No. 2018-2448, § 3, 7-17-2018) 

18.25.030 Accessory uses. 

Accessory uses and the conditions of their use are set out in subsections (A) through (C) below.  

A. Storage Buildings and Garages. Storage buildings and garages incidental to principal uses on the same 
premises are permitted.  

B. Sale of Gasoline. The sale of gasoline may be permitted as an accessory use in any zone where gasoline 
service stations are permitted, subject to the issuance of a conditional use permit.  

C. Auctions. Auctions, in conjunction with used furniture or antique sales, may be permitted subject to the 
issuance of a conditional use permit.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.25.040 General development standards. 

TABLE 18.25.040 
Development Standards 

Industrial Zones 

Development Standard  Zone  
IL  IM  IH  

Minimum lot area  5,000 sq. ft. (a)  5,000 sq. ft. (a)  5,000 sq. ft.  
Minimum street frontage  50' (b)  50' (b)  50'  
Minimum setbacks  When adjacent to a residential zone, 20' from the adjacent zone boundary  

Street  10'  10'  10'  
Other  0'  0'  0'  

Maximum height  35' and 3 stories  60' and 4 stories  60' and 4 stories  
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When adjacent to a residential zone, the maximum height shall not exceed the 
maximum height in the adjacent zone within one hundred feet of the adjacent 
zone boundary.  
Architectural features and mechanical equipment may exceed the maximum height 
by an additional ten feet.  

Maximum floor area ratio  2  2  2  
Maximum lot coverage  60%  80%  80%  

 

Notes:  

(a) Automobile service stations shall have a minimum lot area of fifteen thousand square feet.  

(b) Automobile service stations shall have a minimum street frontage of one hundred feet.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.25.050 Uses to be adequately housed in completely enclosed buildings. 

All uses in the industrial zones shall be housed in completely enclosed buildings; provided, however, that 
businesses such as lumber yards, building material yards, gas stations, recycling facilities, metal processing yards, 
vehicle storage, storage lots, and similar uses that customarily include outdoor use, may be permitted outside of a 
completely enclosed building when screened from public view.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.26 INSTITUTIONAL ZONE 

18.26.010 Purpose. 

The purpose of the institutional (I) zone is to provide for a wide range of institutional and accessory uses 
including public, quasi-public, and private facilities that address health, safety, educational, cultural, and welfare 
needs of the community and neighborhoods. Allowed uses include educational facilities, government offices and 
courts, community centers, libraries, museums and cultural centers, hospitals and medical centers, retirement 
communities, public safety facilities (i.e., fire and police stations), neighborhood gardens and community farms, 
public utilities, and similar uses.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.26.020 Allowed land uses and permit requirements. 

Table 18.26.020 identifies the uses of land allowed in the institutional zone.  

TABLE 18.26.020 
Allowed Land Uses 
Institutional Zone 

Land Use  Permit  
Required  

Specific Use Regulations  

Adult day health care center P  
Animal husbandry  P  Section 8.32 

Page 1427 of 1838



 
 

 
    Created: 2021-05-11 11:41:14 [EST] 
(Supp. No. 57) 

 
Page 89 of 295 

Caretaker's residence (accessory)  M   
Cemetery/mausoleum  P   
Child day care center  P  Section 18.30.070 
ChildrensChildren’s home C  
Civic, fraternal, community, and cultural facilities  P   
Commercial recreation, indoor (accessory)  P   
Convalescent/nursing home/hospice/skilled nursing 
facility  

P   

Detention facility  C   
Dormitory (accessory to school)  C   
Farmers' markets  C   
Fraternity or sorority house  C   
Government offices  P   
Guidance/social assistance services  P   
Heliport/helistop (accessory to hospital)  C   
Hospital  P   
Maintenance buildings/yards  C   
Medical offices/clinics and laboratories  P   
Military installations  P   
Open space reserves  P   
Parking, structure/fleet  P   
Parks (passive and active recreation)  P   
Private/public educational institutions, schools  P   
Public assembly  C   
Public safety facilities  P   
Public utilities, minor  P   
Public utilities, major  C   
Renewable energy infrastructure (accessory)  P  Section 18.30.210/18.30.300; 

California Building Code  
Social rehabilitation center and temporary residence for 
chronic drug users 

C  

Storage yards and buildings (accessory)  P  Section 18.30.160 
Telecommunication facilities, commercial  C  Section 18.30.220 
Urban agriculture  P  Section 18.30.240 
P Permitted  
C Conditional use permit  
M Minor use permit (ministerial)  
— Not permitted  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.26.030 General development standards. 

Design regulations for the institutional zone are set out in Division 4, unless specified in this chapter.  
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TABLE 18.26.030 
Development Standards 

Institutional Zone 

Zone  Front  
Yard  

Interior  
Side  
Yard  

Rear  
Yard  

Exterior  
Side  
Yard  

Rear  
Yard  
Abutting  
Alley or  
Public  
Park  

Mini-  
mum Lot  
Area  

Maxi-  
mum  
Building  
Height  

FAR  

I  10'  0' (a)  0' (a)  5'  5'  5,000 SF  65' and 5  
stories  

(b)  

3.0  

 

Notes:  

(a) Or, when adjacent to a residential zone, the interior side or rear yard setback shall be the same as the interior 
side or rear year setback required in the residential zone.  

(b)  When adjacent to a residential zone, the maximum height shall not exceed the maximum height in the 
adjacent zone within one hundred feet of the adjacent zone boundary.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.27 OPEN SPACE ZONE 

18.27.010 Purpose. 

The purpose of the open space (OS) zone is to provide for public and private improved and unimproved open 
space. Allowed land uses include urban agriculture and recreational areas such as parks, golf courses, athletic 
fields, playgrounds, community gardens and farms, recreational trails, nature and wildlife preserves, marshes and 
wetlands, water bodies, public utility areas, flood control channels, and other scenic and open space areas.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.27.020 Allowed land uses and structures and permit requirements. 

Table 18.27.020 identifies the uses of land allowed in the open space zone.  

TABLE 18.27.020 
Allowed Land Uses and Permit Requirements 

Open Space Zone 

Land Use  Permit  
Required  

Specific Use Regulations  

Animal husbandry  P  Section 8.32 
Caretaker's residence (accessory)  M   
Cemetery/mausoleum  P   
Child day care center  P  Section 18.30.270 
Civic, fraternal, community, and cultural facilities  P   
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Commercial recreation, indoor (accessory)  P   
Convalescent/nursing home/hospice  P   
Detention facility  C   
Dormitory (accessory to school)  C   
Farmers' markets  C   
Fraternity or sorority house  C   
Government offices  P   
Guidance/social assistance services  P   
Heliport/helistop (accessory to hospital)  C   
Hospital  P   
Maintenance buildings/yards  C   
Medical offices/clinics and laboratories  P   
Military installations  P   
Open space reserves  P   
Parking, structure/fleet  P   
Parks (passive and active recreation)  P   
Private/public educational institutions, schools  P   
Public assembly  C   
Public safety facilities  P   
Public utilities, minor  P   
Public utilities, major  C   
Renewable energy infrastructure (accessory)  P  Section 18.30.210/18.30.300; 

California Building Code  
Storage yards and buildings (accessory)  P  Section 18.30.160 
Telecommunication facilities, commercial  C  Section 18.30.220 
Urban agriculture  P  Section 18.30.240 
P Permitted  
C Conditional use permit  
M Minor use permit (ministerial)  
— Not permitted  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.27.030 General development standards. 

The maximum FAR in the open space zone is 0.25 and the maximum height limit is thirty-five feet.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.28 OPEN SPACE RESERVE ZONE 

18.28.010 Purpose. 

The intent of the open space reserve zone is to provide a use category to preserve and protect public and 
private open space lands, salt marsh and coastal wetlands, water areas, uninhabited agricultural lands, flood 
control channels, and other scenic or biological open space areas by restricting development in such areas.  
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(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.28.020 Allowed land uses and permit requirements. 

Table 18.28.020 identifies the uses of land allowed in the open space reserve zone.  

TABLE 18.28.020 
Allowed Land Uses and Permit Requirements 

Open Space Reserve Zone 

Land Use  Permit  
Required  

Specific Use Regulations  

Aquaculture  P   
Wildlife reserves or sanctuaries  P   
Bay access  P   
Bikeways, paths, and trails  P   
Open space reserves (land and water)  P   
Public utilities, minor  P   
P Permitted  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.29 OVERLAY ZONES 

18.29.010 Purpose. 

The purpose of overlay zones is to provide supplemental regulations that have been tailored to specific 
geographic areas of the city. Overlay zones are applied in conjunction with a base zone and modify or add to the 
regulations of the base zone to address specific issues such as development within the coastal zone, special height 
restrictions, or supplemental processing requirements.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.29.020 Overlay zone designations. 

Overlay zones are designated on the zoning map as indicated below:  

A. Coastal Zone (CZ). The coastal zone designates all properties located within the coastal zone subject to the 
development standards and specific requirements of the local coastal plan.  

B. Height Restriction (H). The height limit restriction overlay zone places a restriction on allowable building 
height, lower than otherwise permitted by the City's development regulations.  

C. Mobile Home Park (MHP). The mobile home park overlay zone identifies where mobile home parks are 
permitted in the city and establishes standards for the development of new mobile home parks and the 
preservation of existing mobile home parks.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.29.030 Coastal zone Zone (CZ). 

A. Purpose. The intent and purpose of the coastal zone is to identify and give notice that properties within this 
zone are affected by the city's local coastal program. The purpose of the coastal overlay zone is to protect 
and enhance the quality of public access and coastal resources.  

B. Applicability. When any property bears on the zoning map of the city, in addition to its zone designation, the 
symbol CZ, the provisions of this chapter shall apply.  

C. Regulations. In addition to meeting the requirements of the underlying zone, any use on a property bearing 
the symbol CZ on the zoning map must in addition meet the provisions of the city's local coastal program.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.29.050 Height limit restriction overlay zone (H). 

A. Applicability. Whenever any property bears, on the zoning map of the city, in addition to its zone 
designation, the symbol "H" followed by a numerical figure, the provisions of this chapter shall apply insofar 
as height limitations for any buildings or structures located, or to be located, upon such property are 
concerned.  

B. Formula. No building or structure shall be erected upon any property in any zone, which property bears on 
the zoning map the symbol "H" together with a numerical figure following, exceeding a building height, of a 
distance measured in feet, equal to the numerical figure following the symbol "H."  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.29.060 Mobile home park overlay zone (MHP). 

A. Purpose. The purpose of the MHP overlay zone is to provide for appropriate locations for mobile home parks 
to be established, maintained, and protected. This overlay zone provides for a greater range and choice of 
housing types, recognizes the potential for higher standards offered by mobile home design and technology, 
and is intended to create attractive mobile home parks that will preserve and enhance the character of 
surrounding areas. This zone also sets forth procedures for the conversion of an existing mobile home park 
to another use and is intended to minimize the adverse impacts of displacing mobile home park tenants 
whenever an existing mobile home park or portion thereof is converted to another use.  

B. Applicability. When any property bears on the zoning map of the city, in addition to its zone designation, the 
symbol MHP, the provisions of this section shall apply.  

C. Permitted Uses.  

1. New mobile home parks are subject to conditional use permit approval.  

2. Accessory structures limited to awnings, cabanas, storage cabinets, renewable energy infrastructure, 
fences or windbreaks, carports, garages, and porches are permitted.  

3. Accessory uses such as recreational facilities, parks and open space, playgrounds, clubhouses, 
laundries, community centers, and similar uses are permitted; provided, that such uses are designed 
for and limited to use by residents of the mobile home park and their guests and that such uses are not 
authorized on the individual mobile home lots within the mobile home park.  

4. Minor utility facilities are permitted; major utility facilities require conditional use permit approval.  
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5. Home occupations are permitted subject to the approval of a home occupation permit pursuant to 
Section 18.12.090.  

6. Small family day care homes are permitted subject to Section 18.30.080.  

7. Large family day care homes are permitted subject to the approval of a minor use permit and provided 
they comply with Section 18.30.080.  

D. Development Standards.  

1. Mobile home parks shall comply with the maximum density of the applicable general plan designation 
and underlying zone and all other development standards of the underlying zone (unless otherwise 
constrained by Section 18000 et seq. of the Health and Safety Code) with the exception of the 
following:  

a. The front yard setback shall be a minimum of twenty-five feet.  

b. The interior side yard setback shall be a minimum of ten feet.  

2. When located on a lot adjoining another residential use, mobile home parks shall be permanently 
screened from such adjoining property by a fence or wall and suitable landscaping, adjacent to or 
opposite the other residential use.  

E. Discontinuance Procedures.  

1. The application for discontinuance of a mobile home park shall be accompanied by:  

a. A relocation plan to provide for the tenants who will be displaced by the discontinuance of the 
property as a mobile home park or the conversion of mobile home spaces to other uses.  

b. A phasing plan indicating the timing and manner in which the existing mobile home units will be 
discontinued.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.29.070 Floodway (-FW), Floodway Fringe (-FF-1), Floodway Fringe Shallow Flooding (-FF-2), 
Floodway Fringe Riverine Flooding (-FF-3), and Coastal High Hazard Flooding (-FF-4) 
zones. 

A. Statement of Purpose. It is the purpose of this chapter to promote the public health, safety and general 
welfare, and to minimize public and private losses due to flood conditions in specific areas by provisions 
designed to:  

1. Protect human life and health;  

2. Minimize expenditure of public money for costly flood control projects;  

3. Minimize the need for rescue and relief efforts associated with flooding and generally undertaken at 
the expense of the general public;  

4. Minimize prolonged business interruptions;  

5. Minimize damage to public facilities and utilities such as water and gas mains, electric, telephone and 
sewer lines, streets and bridges located in areas of special flood hazard;  

6. Help maintain a stable tax base by providing for the second use and development of areas of special 
flood hazard so as to minimize future flood blight areas;  

7. Ensure that potential buyers are notified that property is in an area of special flood hazard; and  
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8. Ensure that those who occupy the areas of special flood hazard assume responsibility for their actions.  

B. Methods of Reducing Flood Losses. In order to accomplish its purposes, this chapter includes methods and 
provisions to:  

1. Restrict or prohibit uses which are dangerous to health, safety and property due to water or erosion 
hazards, or which result in damaging increases in erosion or flood heights or velocities;  

2. Require that uses vulnerable to floods, including facilities which serve such uses, be protected against 
flood damage at the time of initial construction;  

3. Control the alteration of natural floodplains, stream channels and natural protective barriers, which 
help accommodate or channel floodwaters;  

4. Control filling, grading, dredging, and other development which may increase flood damage; and  

5. Prevent or regulate the construction of flood barriers which will unnaturally divert floodwaters or 
which may increase flood hazards in other areas.  

C. Warning and Disclaimer of Liability. The degree of flood protection required by this chapter is considered 
reasonable for regulatory purposes and is based on scientific and engineering considerations. Larger floods 
can and will occur on rare occasions. Flood heights may be increased by man-made or natural causes. This 
chapter does not imply that land outside the areas of special flood hazards or uses permitted within such 
areas will be free from flooding or flood damages. This chapter shall not create liability on the part of the 
city, any officer or employee thereof, the state of California or the Federal Insurance Administration, Federal 
Emergency Management Agency for any flood damages that result from reliance on this chapter or any 
administrative decision lawfully made thereunder.  

D. Abrogation and Greater Restrictions. This chapter is not intended to repeal, abrogate or impair any existing 
easements, covenants or deed restrictions. However, where this chapter and another chapter, easement, 
covenant or deed restrictions conflict or overlap, whichever imposes the more stringent restriction shall 
prevail.  

E. Definitions. Unless specifically defined below, or in this title, words or phrases used in this chapter shall be 
interpreted so as to give them the meaning they have in common usage and to give this chapter its most 
reasonable application.  

1. "Accessory use" means a use which is incidental and subordinate to the principal use of the parcel of 
land on which it is located.  

2. "Adversely affects" means, for purposes of this chapter, that the cumulative effect of the proposed 
development when combined with all other existing and anticipated development will increase the 
water surface elevation of the base flood more than one foot at any point.  

3. "Alluvial fan" means a geomorphologic feature characterized by a cone- or fan-shaped deposit of 
boulders, gravel, and fine sediments that have been eroded from slopes, transported by flood flows, 
and then deposited on the valley floor, and which is subject to flash flooding, high velocity flows, debris 
flows, erosion, sediment movement and deposition, and channel migration.  

4. "Apex" means the point of highest elevation on an alluvial fan, which on undisturbed fans is generally 
the point where the major stream that formed the fan emerges from the slope.  

5. "Appeal" means a request for a review of the floodplain administrator's interpretation of any provision 
of this chapter.  

6. "Area of shallow flooding" means a designated AO or AH zone on the flood insurance rate map (FIRM). 
The base flood depths range from one to three feet; a clearly defined channel does not exist; the path 
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of flooding is unpredictable and indeterminate; and, velocity flow may be evident. Such flooding is 
characterized by ponding or sheet flow.  

7. "Area of special flood hazard"—see "special flood hazard area."  

8. "Base flood" means a flood which has a one percent chance of being equaled or exceeded in any given 
year (also called the "one hundred- year flood"). Base flood is the term used throughout this chapter.  

9. "Base flood elevation" (BFE) means the elevation shown on the flood insurance rate map for Zones AE, 
A0, A1—30, VE and V1—V30 that indicates the water surface elevation resulting from a flood that has a 
one -percent or greater chance of being equaled or exceeded in any given year.  

10. "Basement" means any area of the building having its floor subgrade—i.e., below ground level—on all 
sides.  

11. "Breakaway walls" are any type of walls, whether solid or lattice, and whether constructed of concrete, 
masonry, wood, metal, plastic or any other suitable building material which is not part of the structural 
support of the building and which is designed to break away under abnormally high tides or wave 
action without causing any damage to the structural integrity of the building on which they are used or 
any buildings to which they might be carried by flood waters. A breakaway wall shall have a safe design 
loading resistance of not less than ten and no more than twenty pounds per square foot. Use of 
breakaway walls must be certified by a registered engineer or architect and shall meet the following 
conditions:  

a. Breakaway wall collapse shall result from a water load less than that which would occur during 
the base flood; and  

b. The elevated portion of the building shall not incur any structural damage due to the effects of 
wind and water loads acting simultaneously in the event of the base flood.  

12. "Building"—see "structure."  

13. "Coastal high hazard area" means an area of special flood hazard extending from offshore to the inland 
limit of a primary frontal dune along an open coast and any other area subject to high velocity wave 
action from storms or seismic sources. It is an area subject to high velocity waters, including coastal 
and tidal inundation or tsunamis. The area is designated on a flood insurance rate map (FIRM) as Zone 
V1—V30, VE, or V.  

14. "Development" means any man-made change to improved or unimproved real estate, including but 
not limited to buildings or other structures, mining, dredging, filling, grading, paving, excavation or 
drilling operations, or storage of equipment or materials.  

15. "Encroachment" means the advance or infringement of uses, plant growth, fill, excavation, buildings, 
permanent structures or development into a floodplain which may impede or alter the flow capacity of 
a floodplain.  

16. "Exception." See "variance."  

17. "Existing manufactured home/mobile home park or subdivision" means a manufactured home park or 
subdivision for which the construction of facilities for servicing the lots on which the manufactured 
homes/mobile homes are to be affixed (including, at a minimum, the installation of utilities, the 
construction of streets, and either final site grading or the pouring of concrete pads) is completed 
before February 15, 1979.  

18. "Expansion to an existing manufactured home/mobile home park or subdivision" means the 
preparation of additional sites by the construction of facilities for servicing the lots on which the 
manufactured homes/mobile homes are to be affixed (including the installation of utilities, the 
construction of streets, and either final site grading or pouring of concrete pads).  
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19. "Flood, flooding or floodwater" means a general and temporary condition of partial or complete 
inundation of normally dry land areas from the overflow of inland or tidal waters, and/or the unusual 
and rapid accumulation or runoff of surface waters from any source.  

20. "Flood boundary and floodway map (FBFM)" means the official map on which the Federal Emergency 
Management Agency or Federal Insurance Administration has delineated both the areas of special 
flood hazards and the floodway.  

21. "Flood hazard boundary map" means the official map on which the Federal Emergency Management 
Agency or Federal Insurance Administration has delineated the areas of flood hazards.  

22. "Flood insurance rate map (FIRM)" means the official map on which the Federal Emergency 
Management Agency or the Federal Insurance Administration has delineated both the areas of special 
flood hazards and the risk premium zones applicable to the community.  

23 "Flood insurance study" means the official report provided by the Federal Insurance Administration 
that includes flood profiles, the flood insurance rate map, the flood boundary and floodway map, and 
the water surface elevation of the base flood.  

24. "Floodplain or flood-prone area" means any land area susceptible to being inundated by water from 
any source—see "flooding."  

25. "Floodplain administrator" means the individual appointed to administer and enforce the floodplain 
management regulations. This individual shall be the city engineer of the city.  

26. "Floodplain management" means the operation of an overall program of corrective and preventive 
measures for reducing flood damage and preserving and enhancing, where possible, natural resources 
in the floodplain, including but not limited to emergency preparedness plans, flood control works, 
floodplain management regulations, and open space plans.  

27. "Floodplain management regulations" means this chapter and other zoning ordinances, subdivision 
regulations, building codes, health regulations, special purpose ordinances (such as grading and erosion 
control) and other applications of police power which control development in flood-prone areas. The 
term describes federal, state or local regulations in any combination thereof which provide standards 
for preventing and reducing flood loss and damage.  

28. "Flood-proofing" means any combination of structural and nonstructural additions, changes or 
adjustments to structures which reduce or eliminate flood damage to real estate or improved real 
property, water and sanitary facilities, structures and their contents.  

29. "Floodway" means the channel of a river or other watercourse and the adjacent land areas that must 
be reserved in order to discharge the base flood without cumulatively increasing the water surface 
elevation more than one foot. Also referred to as "regulatory floodway."  

30. "Floodway encroachment lines" means the lines marking the limits of floodways on the effective flood 
insurance rate map.  

31. "Floodway fringe" means that area of the floodplain on either side of the "regulatory floodway" where 
encroachment may be permitted. These areas are identified on the effective flood insurance rate map 
as 'Zone AE' and 'Zone AO'.  

32. "Fraud and victimization," as related to subsection (CC) (conditions for variances) of this chapter, 
means that the variance granted must not cause fraud on or victimization of the public. In examining 
this requirement, the planning commission will consider the fact that every newly constructed building 
adds to government responsibilities and remains a part of the community for fifty to one hundred 
years. Buildings that are permitted to be constructed below the base flood elevation are subject, 
during all those years, to increased risk of damage from floods, while future owners of the property 
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and the community as a whole are subject to all the costs, inconvenience, danger, and suffering that 
those increased flood damages bring. In addition, future owners may purchase the property, unaware 
that it is subject to potential flood damage, and can be insured only at very high flood insurance rates.  

33. "Functionally dependent use" means a use which cannot perform its intended purpose unless it is 
located or carried out in close proximity to water. The term includes only docking facilities, port 
facilities that are necessary for the loading and unloading of cargo or passengers, and ship building and 
ship repair facilities, and does not include long-term storage or related manufacturing facilities.  

34. "Habitable floor" means any floor usable for living purposes, which includes working, sleeping, eating, 
cooking or recreation, or a combination thereof. A floor used only for storage purposes is not a 
"habitable floor."  

35. "Hardship," as related to (CC) (conditions for variances) of this chapter, means the unusual hardship 
that would result from a failure to grant the requested variance. The planning commission requires 
that the variance be unusual and peculiar to the property involved. Mere economic or financial 
hardship alone is not exceptional. Inconvenience, aesthetic considerations, physical handicaps, 
personal preferences, or the disapproval of one's neighbors likewise cannot, as a rule, qualify as an 
exceptional hardship. All of these problems can be resolved through other means without granting a 
variance, even if the alternative is more expensive, or requires the property owner to build elsewhere 
or put the parcel to a different use than originally intended.  

36. "Highest adjacent grade" means the highest natural elevation of the ground surface prior to 
construction next to the proposed walls of a structure.  

37. "Historic structure" means any structure that is:  

a. Listed individually in the National Register of Historic Places (a listing maintained by the 
Department of Interior) or preliminarily determined by the Secretary of the Interior as meeting 
the requirements for individual listing on the National Register;  

b. Certified or preliminarily determined by the Secretary of the Interior as contributing to the 
historical significance of a registered historic district or a district preliminarily determined by the 
Secretary to qualify as a registered historic district;  

c. Individually listed on a state inventory of historic places in states with historic preservation 
programs which have been approved by the Secretary of Interior; or  

d. Individually listed on a local inventory of historic places in communities with historic preservation 
programs that have been certified either by an approved state program as determined by the 
Secretary of the Interior or directly by the Secretary of the Interior in states with approved 
programs.  

38. "Levee" means a man-made structure, usually an earthen embankment, designed and constructed in 
accordance with sound engineering practices to contain, control or divert the flow of water so as to 
provide protection from temporary flooding.  

39. "Levee system" means a flood protection system which consists of a levee, or levees, and associated 
structures, such as closure and drainage devices, which are constructed and operated in accord with 
sound engineering practices.  

40. "Lowest floor" means the lowest floor of the lowest enclosed area, including basement. An unfinished 
or flood resistant enclosure, usable solely for parking of vehicles, building access or storage in an area 
other than a basement area (see "basement") is not considered a building's lowest floor, provided that 
such enclosure is not built so as to render the structure in violation of the applicable non-elevation 
design requirements of this title. (Note: This definition allows attached garages to be built at grade. 
Below grade garages are not allowed as they are considered to be basements).  
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41. "Manufactured home" or "mobile home" means a structure, transportable in one or more sections, 
which is built on a permanent chassis and is designed for use with or without a permanent foundation 
when connected to the required utilities. The term "manufactured home" does not include 
"recreational vehicles" or "travel trailers."  

42. "Manufactured home/mobile home park or subdivision" means a parcel (or contiguous parcels) of land 
divided into two or more manufactured home lots for sale or rent.  

43. "Mean sea level" means, for purposes of the National Flood Insurance Program, the National Geodetic 
Vertical Datum (NGVD) of 1929, North American Vertical Datum (NAVD) of 1988, or other datum, to 
which base flood elevations shown on a community's flood insurance rate map are referenced.  

44. "New construction" for floodplain management purposes means structures for which the "start of 
construction" commenced on or after February 15, 1979, and includes any subsequent improvements 
to such structures.  

45. "New manufactured home/mobile home park or subdivision" means a manufactured home/mobile 
home park or subdivision for which the construction of facilities for servicing the lots on which the 
manufactured homes/mobile homes are to be affixed (including, at a minimum, the installation of 
utilities, the construction of streets, and either final site grading or the pouring of concrete pads) is 
completed on or after February 15, 1979.  

46. "Obstruction" means and includes, but is not limited to, any dam, wall, wharf, embankment, levee, 
dike, pile, abutment, protection, excavation, channelization, bridge, conduit, culvert, building, wire, 
fence, rock, gravel, refuse, fill, structure, vegetation or other material in, or along, across or projecting 
into any watercourse which may alter, impede, retard or change the direction and/or velocity of the 
flow of water, or due to its location, its propensity to snare or collect debris carried by the flow of 
water, or its likelihood of being carried downstream.  

47. "One hundred- year flood"—see "base flood."  

48. "Primary frontal dune" means a continuous or nearly continuous mound or ridge of sand with relatively 
steep seaward and landward slopes immediately landward and adjacent to the beach and subject to 
erosion and overtopping from high tides and waves during major coastal storms. The inland limit of the 
primary frontal dune occurs at the point where there is a distinct change from a relatively mild slope.  

49. "Principal structure" means a structure used for the principal use of the property as distinguished from 
an accessory use.  

50. "Public safety and nuisance," as related to subsection (CC) (conditions for variances) of this chapter, 
means that the granting of an variance must not result in anything which is injurious to the safety or 
health of an entire community or neighborhood, or any considerable number of persons, or unlawfully 
obstructs the free passage or use, in the customary manner, of any navigable lake, or river, bay, 
stream, canal or basin.  

51. "Recreational vehicle" means a vehicle which is:  

a. Built on a single chassis;  

b. Four hundred square feet or less when measured at the largest horizontal projection;  

c. Designed to be self-propelled or permanently towable by a light-duty truck; and  

d. Designed primarily not for use as a permanent dwelling but as temporary living quarters for 
recreational, camping, travel, or seasonal use.  
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52. "Regulatory floodway" means the channel of a river or other watercourse and the adjacent land areas 
that must be reserved in order to discharge the base flood without cumulatively increasing the water 
surface elevation more than one foot.  

53. "Riverine" means relating to, formed by, or resembling a river (including tributaries), stream, brook, 
etc.  

54. "Sheet flow"—see "area of shallow flooding."  

55. "Special flood hazard area (SFHA)" means an area having special flood or flood-related erosion hazards, 
and shown on a FBHM or FIRM as Zone A, AO, A1—A30, AE, A99, AH, V1—V30, VE or V.  

56. "Start of construction" means and includes substantial improvement and other proposed new 
development, and means the date the building permit was issued, provided the actual start of 
construction, repair, reconstruction, rehabilitation, addition, placement, or other improvement was 
within one hundred eighty days from the date of the permit. The actual start means either the first 
placement of permanent construction of a structure (other than a manufactured home) on a site, such 
as the pouring of slab or footings, the installation of piles, the construction of columns, or any work 
beyond the stage of excavation; or the placement of a manufactured home on a foundation. 
Permanent construction does not include land preparation, such as clearing, grading, and filling; nor 
does it include the installation of streets and/or walkways; nor does it include excavation for a 
basement, footings, piers or foundations or the erection of temporary forms; nor does it include the 
installation on the property of accessory buildings, such as garages or sheds not occupied as dwelling 
units or not part of the main structure. For a substantial improvement, the actual start of construction 
means the first alteration of any wall, ceiling, floor, or other structural part of a building, whether or 
not that alteration affects the external dimensions of the building. For a structure (other than a mobile 
home) without a basement or poured footings, the "start of construction" includes the first permanent 
framing or assembly of the structure or any part thereof on its piling or foundation. For mobile homes 
not within a mobile home park or mobile home subdivisions, "start of construction" means the affixing 
of the mobile home to its permanent site. For mobile homes within mobile home parks or mobile 
home subdivisions, "start of construction" is the date on which the construction of facilities for 
servicing the site on which the mobile home is to be affixed (including, at a minimum, the construction 
of streets, either final site grading or the pouring of concrete pads, and installation of utilities) is 
completed.  

57. "Structure" means a walled and roofed building that is principally aboveground. This includes a gas or 
liquid storage tank or manufactured/mobile home.  

58. "Substantial damage" means damage of any origin sustained by a structure whereby the cost of 
restoring the structure to its before damaged condition would equal or exceed fifty percent of the 
market value of the structure before the damage occurred.  

59. "Substantial improvement" means any reconstruction, rehabilitation, addition or other proposed new 
development of a structure, the cost of which equals or exceeds fifty percent of the market value of 
the structure before the "start of construction" of the improvement. This term includes structures 
which have incurred "substantial damage," regardless of the actual work performed. The term does 
not, however, include either:  

a. Any project for improvement of a structure to correct violations or to comply with state or local 
health, sanitary, or safety code specifications which have been identified by a local code 
conformance official and which are solely necessary to assure safe living conditions; or  

b. Any alteration of a "historic structure" provided that the alteration will not preclude the 
structure's continued designation as a "historic structure."  

60. "V zone — see coastal high hazard area.  
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61. "Variance," as used in this chapter, means a grant of relief from the requirements of this chapter which 
permits construction in a manner that would otherwise be prohibited by this chapter.  

62. "Violation" means the failure of a structure or other development to be fully compliant with the 
community's floodplain management regulations. A structure or other development without the 
elevation certificate, other certifications, or other evidence of compliance required in this chapter is 
presumed to be in violation until such time as that documentation is provided.  

63. "Water surface elevation" means the height, in relation to the National Geodetic Vertical Datum 
(NGVD) of 1929, North American Vertical Datum (NAVD) of 1988 (or other datum, where specified), of 
floods of various magnitudes and frequencies in the floodplains of coastal or riverine areas.  

64. "Watercourse" means a lake, river, creek, stream, wash, arroyo, channel or other topographic feature 
on or over which waters flow at least periodically. Watercourse includes specifically designated areas in 
which substantial flood damage may occur.  

F. Lands to which Chapter Applies. This chapter shall apply to all areas of special flood hazards within the 
jurisdiction of National City.  

1. No structure or land shall hereafter be constructed, located, extended, converted or altered without 
first submitting an application for a flood hazard area development permit to the flood plain 
administrator.  

G. Basis for Establishing the Areas of Special Flood Hazard. The areas of special flood hazard as shown on the 
special flood hazard map as floodway (FW), floodway fringe (FF-1), and floodway fringe-shallow flooding 
(FF2) zones and conforming with the areas of special flood hazard identified by the Federal Insurance 
Administration (FIA) of the Federal Emergency Management Agency (FEMA) in the flood insurance study 
(FIS) for National City dated August 4, 1988, and accompanying flood insurance rate maps (FIRMs) and flood 
boundary and floodway maps (FBFMs), dated August 4, 1988, and all subsequent amendments and/or 
revisions, are adopted by reference and declared to be a part of this chapter without an further action by the 
city council. This FIS and attendant mapping is the minimum area of applicability of this chapter and may be 
supplemented by studies for other areas which allow implementation of this chapter and which are 
recommended to the planning commission by the floodplain administrator. The study, FIRMs and FBFMs are 
on file at the office of the floodplain administrator at 1243 National City Boulevard, National City, California, 
91950.  

H. Compliance. No structure or land shall hereafter be constructed, located, extended, converted or altered 
without full compliance with the terms of this chapter and other applicable regulations. Violation of the 
requirements (including violations of conditions and safeguards established in connection with conditions) 
shall constitute a misdemeanor. Nothing herein shall prevent the city from taking such lawful action as is 
necessary to prevent or remedy any violation.  

I. Interpretation. In the interpretation and application of this chapter, all provisions shall be:  

a. Considered as minimum requirements;  

b. Liberally construed in favor of the city; and  

c. Deemed neither to limit nor repeal any other powers granted under state statutes.  

J. Severability. This chapter and the various parts thereof are declared to be severable. Should any section of 
this chapter be declared by the courts to be unconstitutional or invalid, such decision shall not affect the 
validity of the chapter as a whole, or any portion thereof other than the section so declared to be 
unconstitutional or invalid.  
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K. Floodway Zone (FW) Established. There is established, on the special flood hazard map, a designated 
floodway zone. The FW zone shall be applied to those areas of special flood hazard designated as floodways 
on the flood boundary and floodway map of the flood insurance study.  

L. Floodway Fringe Zone (FF-1) Established. There is established, on the special flood hazard map, a designated 
floodway fringe zone. The FF-1 zone shall be applied to those areas of special flood hazard designated as 
floodway fringe on the flood boundary and floodway map of the flood insurance study, but excluding areas 
of shallow flooding designated AO or AH on the flood insurance rate map (FIRM).  

M. Floodway Fringe—Shallow Flooding Zone (FF-2) Established. There is established, on the special flood hazard 
map, a designated floodway fringe-shallow flooding zone. The FF-2 zone shall be applied to those areas of 
special flood hazard designated as floodway fringe on the flood boundary and floodway map of the flood 
insurance study, and designated as areas of shallow flooding AO or AH on the flood insurance rate map 
(FIRM).  

N. Floodway Fringe—Riverine Flooding Zone (FF-3) established. There is established, on the special flood hazard 
map, a designated riverine flooding zone. The FF-3 zone is that area of the floodplain on either side of the 
"regulatory floodway" where encroachment may be permitted.  

O. Floodway Fringe—Coastal High Hazard Flooding Zone (FF-4) established. There is established, on the special 
flood hazard map, a designated coastal high hazard flooding zone. The FF-4 zone shall be applied to those 
areas of special flood hazard designated as areas of coastal flooding VE or V on the flood insurance rate map 
(FIRM).  

P. Standards Applicable to All Areas of Special Flood Hazard. In all areas of special flood hazards including the 
FW, FF-1, FF-2, FF-3, and FF-4 zones, the following standards are required:  

1. Anchoring.  

a. All new construction and substantial improvements, shall be adequately anchored to prevent 
flotation, collapse or lateral movement of the structure resulting from hydrodynamic and 
hydrostatic loads, including the effects of buoyancy.  

b. All manufactured/mobile homes shall meet the anchoring standards of subsection (S).  

2. Construction Materials and Methods. All new construction and substantial improvements, including 
manufactured homes, shall be constructed:  

a. With materials and utility equipment resistant to flood damage  

b. Using methods and practices that minimize flood damage;  

c. With electrical, heating, ventilation, plumbing, and air conditioning equipment and other service 
facilities that are designed and/or located so as to prevent water from entering or accumulating 
within the components during conditions of flooding; and  

d. Within Zones AH or AO, so that there are adequate drainage paths around structures on slopes to 
guide flood waters around and away from proposed structures.  

3. Elevation and Flood-proofing. (See section (E) definitions for "new construction," "substantial damage" 
and "substantial improvement.")  

a. Residential construction, new or substantial improvement, shall have the lowest floor, including 
basement:  

i. In an AO zone, elevated above the highest adjacent grade to a height exceeding the depth 
number specified in feet on the FIRM by at least one foot, or elevated at least three feet 
above the highest adjacent grade if no depth number is specified;  
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ii. In an AE, AH, or A1—30 zones, elevated at least one foot above the base flood elevation, as 
determined by the city;  

iii. In an A (unnumbered/approximate A zone) zone, without base flood elevations specified 
on the FIRM, elevated at least one foot above the base flood elevation, as determined by 
the city;  

Upon the completion of the structure, the elevation of the lowest floor including basement shall be certified 
by a registered professional civil engineer or surveyor to be properly elevated. Such certification or verification 
shall be provided to the floodplain administrator.  

b. Nonresidential construction, shall either be elevated to conform with subsection (3)a of this 
section or together with attendant utility and sanitary facilities:  

i. Be completely flood-proofed below the elevation recommended under subsection (C)(1) of 
this section so that the structure is watertight with walls substantially impermeable to the 
passage of water; and  

ii. Have structural components capable of resisting hydrostatic and hydrodynamic loads and 
effects of buoyancy; and  

iii. Be certified by a registered professional civil engineer that the standards of this subsection 
(3)b of this section are satisfied. Such certification shall be provided to the floodplain 
administrator.  

c. All new construction and substantial improvements with fully enclosed areas below the lowest 
floor (excluding basement) that are usable solely for parking vehicles, building access or storage, 
and which are subject to flooding shall be designed to automatically equalize hydrostatic flood 
forces on exterior walls by allowing for the entry and exit of floodwaters. Designs for meeting this 
requirement must exceed the following minimum criteria:  

i. Be certified by a registered professional civil engineer; or  

ii. Be certified to comply with a local flood-proofing standard approved by the Federal 
Insurance Administration, Federal Emergency Management Agency; or  

iii. Have a minimum of two openings having a total net area of not less than one square inch 
for every square foot of enclosed area subject to flooding. The bottom of all openings shall 
be no higher than one foot above adjacent natural grade. Openings may be equipped with 
screens, louvers, valves or other coverings or devices provided that they permit the 
automatic entry and exit of floodwaters.  

d. Manufactured homes shall also meet the standards in subsection (3)c of this section and 
subsection (S).  

4. Storage of Material and Equipment.  

a. The storage or processing of materials that are, in time of flooding, flammable, explosive, or 
could be injurious to human, animal or plant life is prohibited.  

b. Storage of other material or equipment may be allowed if not subject to major damage by floods 
and firmly anchored to prevent flotation or if readily removable from the area within the time 
available after flood warning.  

Q. Standards for Utilities.  

1. All new and replacement water supply and sanitary sewage systems shall be designed to minimize or 
eliminate:  
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a. Infiltration of floodwaters into the systems; and  

b. Discharge from the systems into floodwaters.  

2. On-site waste disposal systems shall be located to avoid impairment to them, or contamination from 
them during flooding.  

R. Standards for Subdivision.  

1. All preliminary subdivision proposals, including proposals for manufactured home parks and 
subdivisions, greater than fifty lots or five acres, whichever is the lesser, shall identify the flood hazard 
area and the elevation of the base flood.  

2. All subdivision plans will provide the elevation of the lowest floors of all proposed structure(s) and 
pad(s). If the site is filled above the base flood elevation, the final first floor and pad elevations shall be 
certified by a registered professional civil engineer or surveyor and provided as part of an application 
for a letter of map revision based on fill (LOMR-F) to the floodplain administrator.  

3. All subdivision proposals shall be consistent with the need to minimize flood damage.  

4. All subdivision proposals shall have public utilities and facilities such as sewer, gas, electrical and water 
systems located and constructed to minimize flood damage.  

5. All subdivisions shall provide adequate drainage to reduce exposure to flood hazards.  

S. Standards for Manufactured Homes/Mobile Homes.  

1. All manufactured homes that are placed or substantially improved, within Zones A1—30, AH, AE, V1-
30, VE, or V on the flood insurance rate map, on sites located:  

a. Outside of a manufactured home park or subdivision;  

b. In a new manufactured home park or subdivision;  

c. In an expansion to an existing manufactured home park or subdivision; or  

d. In an existing manufactured home park or subdivision on a site upon which a manufactured 
home has incurred "substantial damage" as the result of a flood, shall be elevated on a 
permanent foundation such that the lowest floor of the manufactured home is elevated at least 
one foot above the base flood elevation and be securely anchored to an adequately anchored 
foundation system to resist flotation, collapse and lateral movement. Within Zones V1-30, V, and 
VE on the flood insurance rate map shall meet the requirements of subsection (R).  

2. All manufactured homes to be placed or substantially improved on sites in an existing manufactured 
home park or subdivision within Zones A1—30, AH, AE, V1-30, V, and VE on the flood insurance rate 
map that are not subject to the provisions of subsection (A) of this section shall be securely fastened to 
an adequately anchored foundation system to resist flotation, collapse, and lateral movement, and be 
elevated so that either:  

a. The lowest floor of the manufactured home is at least one foot above the base flood elevation; or  

b. The manufactured home chassis is supported by reinforced piers or other foundation elements of 
at least equivalent strength that are no less than thirty-six inches in height above grade.  

3. All mobile homes/manufactured homes shall be anchored to resist flotation, collapse or lateral 
movement by providing over-the-top and frame ties to ground anchors. Specific requirements shall be 
that:  
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a. Over-the-top ties be provided at each of the four corners of the mobile home, with two 
additional ties per side at intermediate locations, with mobile homes less than fifty feet long 
requiring only one additional tie per side;  

b. Frame ties be provided at each corner of the home with five additional ties per side at 
intermediate points, with mobile homes less than fifty feet long requiring only four additional ties 
per side;  

c. All components of the anchoring system be capable of carrying a force of four thousand eight 
hundred pounds; and  

d. Any additions to the mobile home shall be similarly anchored.  

T. Standards for Recreational Vehicles.  

1. All recreational vehicles placed on sites within Zones A1—30, AH, AE, V1-30, VE, and V on the 
community's flood insurance rate map will either:  

a. Be on the site for fewer than one hundred eighty consecutive days; or  

b. Be fully licensed and ready for highway use—a recreational vehicle is ready for highway use if it is 
on its wheels or jacking system, is attached to the site only by quick disconnect type utilities and 
security devices, and has no permanently attached additions; or  

c. Meet the permit requirements of subsection (W) of this chapter and the elevation and anchoring 
requirements for manufactured homes in subsection (S)(1)a.  

2. Recreational vehicles placed on sites within Zones V1—30, V, and VE on the community's flood 
insurance rate map will meet the requirements of subsection (R) and subsection (S).  

U. Floodways (FW). Located within areas of special flood hazard established in subsection (G) are areas 
designated as floodways to which the following provisions apply:  

1. Until a regulatory floodway is adopted in Zone A areas, no new construction, substantial development, 
or other development (including fill) shall be permitted within Zones A1—30 and AE, unless it is 
demonstrated that the cumulative effect of the proposed development, when combined with all other 
development, will not increase the water surface elevation of the base flood more than one foot at any 
point within the City of National City.  

2. Within an adopted regulatory floodway, the City of National City shall prohibit encroachments, 
including fill, new construction, manufactured homes, substantial improvements, and other 
development within Zones A1—30 and AE, unless certification by a registered professional civil 
engineer is provided demonstrating that the proposed encroachment shall not result in any increase in 
flood levels during the occurrence of the base flood discharge.  

3. If subsection (U)(2) is satisfied, all new construction, substantial improvements, and other new 
development shall comply with all other applicable flood hazard reduction provisions of subsections (P) 
through (U) and require approval of a Conditional Use Permit pursuant to Title 18 of the National City 
Municipal Code.  

V. Coastal High Hazard Area. Within coastal high hazard areas, Zones V, V1—30, and VE, as established under 
subsection (E)(13), the following standards shall apply:  

1. All new residential and nonresidential construction, including substantial improvement/damage, shall 
be elevated on adequately anchored pilings or columns and securely anchored to such pilings or 
columns so that the bottom of the lowest horizontal structural member of the lowest floor (excluding 
the pilings or columns) is elevated to or above the base flood level. The pile or column foundation and 
structure attached thereto is anchored to resist flotation, collapse, and lateral movement due to the 
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effects of wind and water loads acting simultaneously on all building components. Water loading 
values used shall be those associated with the base flood. Wind loading values used shall be those 
required by applicable state or local building standards.  

2. All new construction and other development shall be located on the landward side of the reach of 
mean high tide.  

3. All new construction and substantial improvement shall have the space below the lowest floor free of 
obstructions or constructed with breakaway walls as defined in subsection (E) of this chapter. Such 
enclosed space shall not be used for human habitation and will be usable solely for parking of vehicles, 
building access or storage.  

4. Fill shall not be used for structural support of buildings.  

5. Man-made alteration of sand dunes which would increase potential flood damage is prohibited.  

6. The floodplain administrator shall obtain and maintain the following records:  

a. Certification by a registered engineer or architect that a proposed structure complies with this 
section; and  

b. The elevation (in relation to mean sea level) of the bottom of the lowest horizontal structural 
member of the lowest floor (excluding pilings or columns) of all new and substantially improved 
structures, and whether such structures contain a basement.  

W. Establishment of Development Permit. A development permit shall be obtained concurrently with or before 
issuance of any building, grading, conditional use, planned development, planned unit development permit, 
or site plan approval, including manufactured homes, and before construction or development begins within 
any area of special flood hazard established in subsection (G). Application for a development permit shall be 
on forms furnished by the floodplain administrator and may include, but not be limited to: plans in duplicate 
drawn to scale showing the nature, location, dimensions and elevation of the area in question; existing or 
proposed structures, fill, storage of materials, drainage facilities; and the location of the foregoing. 
Specifically, the following information is required:  

1. Identify and describe the work to be covered by the permit for which application is made;  

2. Describe the land on which the proposed work is to be done by lot, block, tract, house and street 
address; or similar description that will readily identify and definitely locate the proposed building or 
work;  

3. Indicate the use or occupancy for which the proposed work is intended;  

4. Be accompanied by plans and specifications for proposed construction;  

5. Be signed by the permittee or his authorized agent who may be required to submit evidence to 
indicate such authority;  

6. Proposed elevation in relation to mean sea level of the lowest floor (including basement) of all 
structures in AO zone elevation of highest adjacent grade and proposed elevation of lowest floor of all 
structures;  

7. Proposed elevation in relation to mean sea level to which any structure will be flood-proofed, if 
required in subsection (P)(3)c;  

8. All appropriate certifications listed in subsection (Y)(5) of this chapter;  

9. Description of the extent to which any watercourse will be altered or relocated as a result of the 
proposed development;  
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10. Give such other information as reasonably may be required by the floodplain administrator, including 
but not limited to:  

a. A typical valley cross-section showing the channel of the stream, elevation of land areas adjoining 
each side of the channel, cross-sectional areas to be corrupted by the proposed development 
and higher water information,  

b. Locations and elevations of streets, water supply, sanitary facilities, photographs showing 
existing land uses and vegetation upstream and downstream, soil types and other pertinent 
information,  

c. Profile showing the slope of the bottom of the channel or flow line of the stream;  

11. Evidence of prior or concurrent approval of any conditional use permit which may be required by 
subsection (Y) for alteration of watercourses.  

X. Designation of the Floodplain Administrator. The city engineer is appointed to administer, implement and 
enforce this chapter by granting or denying development permits in accord with its provisions.  

Y. Duties and Responsibilities of the Floodplain Administrator. The duties of the floodplain administrator shall 
include, but not be limited to the following:  

1. Permit Review. Review all development permits to determine that:  

a. Permit requirements of this chapter have been satisfied; including determination of substantial 
improvement and substantial damage of existing structures;  

b. All other required state and federal permits have been obtained;  

c. The site is reasonably safe from flooding; and  

d. The proposed development does not adversely affect the carrying capacity of the areas where 
base flood elevations have been determined but a floodway has not been designated.  

e. All letters of map revision (LOMRs) for flood control projects are approved prior to the issuance 
of building permits. Building permits must not be issued based on conditional letters of map 
revision (CLOMRs). Approved CLOMRs allow construction of the proposed flood control project 
and land preparation as specified in the "start of construction" definition.  

2. Review Use and Development of any Other Base Flood Data. When base flood elevation data have not 
been provided in accordance with subsection (G), the floodplain administrator shall obtain, review and 
reasonably utilize any base flood and floodway elevation data available from a federal or state agency 
or other source, in order to administer subsections (P) through (U), inclusive. Any such information 
shall be submitted to the city for adoption.  

3. Information to be Obtained and Maintained.  

a. Obtain and record the actual elevation (in relation to mean sea level) of the lowest habitable 
floor (including basement) of all new or substantially improved structures;  

b. For all new or substantially improved flood-proofed structures:  

i. Verify and record the actual elevation (in relation to mean sea level); and  

ii. Maintain the flood-proofing certifications required in subsection (3)a, b, and c of 
subsection (P), part (2) of subsection (R), and part (2) of subsection (U);  

c. Maintain for public inspection all records pertaining to the provisions of this chapter.  

4. Conditional Use Permit Required. In alteration or relocation of a watercourse, a conditional use permit 
shall be required by the planning commission. Such permit shall include the following conditions:  
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a. Notification of adjacent communities and the California Department of Water Resources prior to 
alteration or relocation;  

b. Submission of evidence of such notification to the Federal Insurance Administration, Federal 
Emergency Management Agency;  

c. Assurance that the flood carrying capacity within the altered or relocated portion of said 
watercourse is maintained;  

d. The new channel shall be completed before the old channel is abandoned.  

5. Base flood elevations are changed due to physical alterations:  

a. Within six months of information becoming available or project completion, whichever comes 
first, the floodplain administrator shall submit or assure that the permit applicant submits 
technical or scientific data to FEMA for a letter of map revision (LOMR).  

b. All letters of map revision (LOMRs) for flood control projects are approved prior to the issuance 
of building permits. Building permits must not be issued based on conditional letters of map 
revision (CLOMRs). Approved CLOMRs allow construction of the proposed flood control project 
and land preparation as specified in the "start of construction" definition.  

6. Changes in corporate boundaries: Notify FEMA in writing whenever the corporate boundaries have 
been modified by annexation or other means and include a copy of a map of the community clearly 
delineating the new corporate limits.  

7. Documentation of Floodplain Development. Obtain and maintain for public inspection and make 
available as needed the following:  

a. Certification required by subsection (N)(3)a (floor elevations);  

b. Certification required by subsection (N)(3)b (elevation or flood-proofing of nonresidential 
structures);  

c. Certification required by subsection (N)(3)c (wet flood-proofing standard);  

d. Certification of elevation required by subsection (P)(2) (subdivision standards);  

e. Certification required by subsection (S)(1) (floodway encroachments).  

8. Remedial Action. Take action to remedy violations of this chapter as specified in subsection (H).  

Z. Map Determination. The boundaries of the FW, FF-1, FF-2, FF-3 and FF-4 zones shall be determined by the 
scale contained on the special flood hazard map. Where interpretation is needed to the exact location of said 
boundaries (for example where there appears to be a conflict between a mapped boundary and actual field 
conditions), the planning commission shall make such determination in accordance with this title based 
upon:  

1. The recommendation of the floodplain administrator; and  

2. A review of the flood hazard boundary maps adopted by reference and declared to be a part of this 
chapter; and  

3. Technical evidence which may be presented by the applicant.  

The regulatory flood elevation for the point in question shall be the governing factor in locating the boundary 
on land. The person contesting the location of the boundary shall be given a reasonable opportunity to appeal the 
interpretation as provided in subsection (AA).  

AA. Appeals. The planning commission shall hear and decide appeals when it is alleged there is an error in any 
requirement, decision or determination made by the floodplain administrator in the enforcement or 
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administration of this chapter. Appeals may be filed and shall be processed in the same manner as for site 
plan review as provided in this title.  

BB. Variances.  

1. Applications for variances from the terms of this chapter shall be submitted and processed in the same 
manner as conditional use permits, as provided in this title.  

2. In passing upon such applications for variances, the planning commission shall consider all technical 
evaluations, all relevant factors, standards specified in other sections of this chapter and the:  

a. Danger that materials may be swept onto other lands to the injury of others;  

b. Danger to life and property due to flooding or erosion damage;  

c. Susceptibility of the proposed facility and its contents to flood damage and the effect of such 
damage on the individual owner and future property owners;  

d. Importance of the services provided by the proposed facility to the community;  

e. Necessity to the facility of a waterfront location where applicable;  

f. Availability of alternative locations for the proposed use which are not subject to flooding or 
erosion damage;  

g. Compatibility of the proposed use with existing and anticipated development;  

h. Relationship of the proposed use to the comprehensive plan and floodplain management 
program for that area;  

i. Safety of access to the property in times of flood for ordinary and emergency vehicles;  

j. Expected heights, velocity, duration, rate of rise, and sediment transport of the floodwaters 
expected at the site; and  

k. Costs of providing governmental services during and after flood conditions, including 
maintenance and repair of public utilities and facilities such as sewer, gas, electrical and water 
systems, and streets and bridges.  

3. Any applicant to whom a variance is granted shall be given written notice over the signature of a 
community official that:  

a. The issuance of a variance to construct a structure below the base flood level will result in 
increased premium rates for flood insurance; and  

b. Such construction below the base flood level increases risks to life and property.  

c. A copy of the notice shall be recorded by the floodplain administrator in the office of the San 
Diego County Recorder and shall be recorded in a manner so that it appears in the chain of title 
of the affected parcel of land.  

4. The floodplain administrator will maintain a record of all variance actions, including justification for 
their issuance, and report such variances issued in its biennial report submitted to the Federal 
Insurance Administration, Federal Emergency Management Agency.  

CC. Conditions for Variances.  

1. Generally, variances may be issued for new construction and substantial improvements and other 
proposed development to be erected on a lot of one-half acre or less in size contiguous to and 
surrounded by lots with existing structures constructed below the base flood level, providing items in 
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subsections (P) through (X), inclusive, of this chapter have been fully considered. As the lot size 
increases beyond one-half acre, the technical justification required for issuing the variance increases.  

2. Variances may be issued for the repair or rehabilitation of "historic structures" (as defined in 
subsection (E) of this chapter) upon a determination that the proposed repair or rehabilitation will not 
preclude the structure's continued designation as a historic structure and the variance is the minimum 
necessary to preserve the historic character and design of the structure.  

3. Variances shall not be issued within any mapped regulatory floodway if any increase in flood levels 
during the base flood discharge would result.  

4. Variances shall only be issued upon a determination that the variance is the "minimum necessary," 
considering the flood hazard, to afford relief. "Minimum necessary" means to afford relief with a 
minimum of deviation from the requirements of this chapter. For example, in the case of variances to 
an elevation requirement, this means the planning commission need not grant permission for the 
applicant to build at grade, or even to whatever elevation the applicant proposes, but only to that 
elevation which the planning commission believes will both provide relief and preserve the integrity of 
this chapter.  

5. Variances shall only be issued upon:  

a. A showing of good and sufficient cause;  

b. A determination that failure to grant the variance would result in exceptional hardship to the 
applicant; and  

c. A determination that the granting of a variance will not result in increased flood heights, 
additional threats to public safety, extraordinary public expense, create nuisances, cause fraud 
on or victimization of the public as identified in subsection (E) of this chapter, or conflict with 
existing local laws or ordinances.  

6. Variances may be issued for new construction, substantial improvement, and other proposed 
development necessary for the conduct of a functionally dependent use provided that the provisions of 
subsections (CC)(1) through (5) are satisfied and that the structure or other development is protected 
by methods that minimize flood damages during the base flood and does not result in additional 
threats to public safety and does not create a public nuisance.  

7. Upon consideration of the factors of subsection (BB) and the purposes of this chapter, the planning 
commission may attach such conditions to the granting of variances as it deems necessary to further 
the purposes of this chapter.  

8. The floodplain administrator will maintain a record of all variance actions, including justification for 
their issuance, and report such variances issued in its biennial report submitted to the Federal 
Emergency Management Agency.  

DD. Fees.  

1. A nonrefundable fee as established in the fee schedule adopted by the city shall be paid to the city at 
the time of filing an application for a development permit pursuant to subsection (W).  

2. A nonrefundable fee as established in the fee schedule adopted by the city shall be paid to the city at 
the time of filing an appeal pursuant to subsection (AA).  

3. A nonrefundable fee as established in the fee schedule adopted by the city shall be paid to the city at 
the time of filing for a variance pursuant to subsection (BB).  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2019-2465, § 2, 11-5-2019; Ord. No. 2020-2478, § 2, 1-21-2020) 
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DIVISION 3. SPECIFIC USES 

Chapter 18.30 SPECIFIC USE REGULATIONS 

18.30.010 Purpose. 

This chapter provides site planning, development, and/or operating standards for certain land uses that are 
allowed by Division 2 and for activities that require special standards to mitigate their potential adverse impacts. 
The standards for specific uses in this chapter supplement and are required in addition to those in Division 2 and 
Division 4. In the event of any conflict between the requirements of this chapter and those of Divisions 2 and 4, the 
requirements of this chapter shall control.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.020 Applicability. 

The land uses covered by this chapter shall comply with the provisions of the sections applicable to the 
specific use, in addition to all other applicable provisions of this Land Use Code. The uses that are subject to the 
standards in this chapter shall be developed in compliance with the requirements of Division 2.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.030 Adult-oriented businesses. 

A. Purpose.  

1. It is the purpose of this chapter to establish reasonable and uniform content-neutral regulations to 
decrease blight and crime by either dispersing adult-oriented businesses, or by shifting part of the 
burden of regulating such businesses to the private sector by placing them in locations which minimize 
the negative secondary effects of such businesses.  

2. It is the intent of this chapter that these regulations be utilized to serve the substantial interest of the 
city in preventing problems of blight and deterioration which accompany and are brought about by 
adult-oriented businesses, which allowing reasonable alternative locations for those businesses.  

3. In enacting this chapter, the city council is relying upon the experiences of the City of National City, and 
upon the experiences and studies of other municipalities concerning the deleterious effects of adult-
oriented businesses, which this chapter is intended to curtail.  

B. Definitions. It is the purpose of this section to provide clear and concise definitions of those words, terms, 
and phrases most commonly utilized in the regulations and provisions of this chapter in order to assist in the 
uniform interpretation of such regulations and provisions and to ensure uniformity in their application.  

It is intended that the following words, terms and phrases, whenever used in this chapter, shall be construed 
as defined in the following subsections, unless from the context a different meaning is specifically defined and 
more particularly directed to the use of such words, terms, or phrases.  

It is also intended that those definitions and interpretations set forth in Section 1.04.010 and the glossary 
shall be used for purposes of uniformity of interpretation and application of the regulations and provisions of this 
chapter but only where they do not conflict with any definitions or interpretation set forth in this chapter.  
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1. "Specified anatomical areas" means and includes any of the following:  

a. Less than completely and opaquely covered human genitals, pubic region, buttocks, anus or 
female breasts below a point immediately above the top of the areolae; or  

b. Human male genitals in a discernibly turgid state, even if completely and opaquely covered.  

2. "Specified sexual activities" means and includes any of the following:  

a. The fondling or other touching of human genitals, pubic region, buttocks, anus, or female breast:  

b. Sex acts, normal or perverted, actual or simulated; or  

c. Masturbation, actual or simulated; or  

d. Excretory functions as part of or in connection with any of the activities set forth in this 
subsection.  

3. "Adult bookstore" is an establishment that devotes more than fifteen percent of the total floor area 
utilized for the display of books and periodicals to the display and sale of the following:  

a. Books, magazines, periodicals or other printed matter, or photographs, films, motion pictures, 
video cassettes, compact discs, digital video discs, slides, tapes, records or other forms of visual 
or audio representations which are characterized by an emphasis upon the depiction or 
description of specified sexual activities or specified anatomical areas; or  

b. Instruments, devices or paraphernalia which are designed for use in connection with specified 
sexual activities.  

c. An adult bookstore does not include an establishment that sells books or periodicals as an 
incidental or accessory part of its principal stock-in-trade and does not devote more than fifteen 
percent of the total floor area of the establishment to the sale of books and periodicals.  

4. "Adult motion picture theater" is an establishment, with a capacity of fifty or more persons, where, for 
any form of consideration, films, motion pictures, video cassettes, compact discs, digital video discs, 
slides or similar photographic reproductions are shown, and in which a substantial portion of the total 
presentation time is devoted to the showing of material which is distinguished or characterized by an 
emphasis upon the depiction or description of specified sexual activities or specified anatomical areas 
for observation by patrons.  

5. "Adult mini-motion picture theater" is an establishment, with a capacity of more than five but less than 
fifty persons, where, for any form of consideration, films, motion pictures, video cassettes, compact 
discs, digital video discs, slides or similar photographic reproductions are shown, and in which a 
substantial portion of the total presentation time is devoted to the showing of material which is 
distinguished or characterized by an emphasis upon the depiction or description of specified sexual 
activities or specified anatomical areas for observation by patrons.  

6. "Adult motion picture arcade," to include without limitation a peep show, is any place to which the 
public is permitted or invited wherein coin or slug-operated or electronically, electrically or 
mechanically controlled still or motion picture machines, projectors, or other image-producing devices 
are maintained to show images to five or fewer persons per machine at any one time, and where the 
images so displayed are distinguished or characterized by an emphasis on depicting or describing 
specified sexual activities or specified anatomical areas. The image-producing device or peep show 
device shall also include any other device by or through which electronic, video, photographic, 
cinematic, digital, or computer-generated images depicting specified anatomical areas or specified 
sexual activity defined by this section are or can be reflected or projected onto an external screen or be 
internally projected, generated or reflected onto a screen that is an integral part of the device itself.  
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7. "Adult drive-in theater" means an open lot or part thereof, with appurtenant facilities, devoted 
primarily to the presentation of motion pictures, films, theatrical productions and other forms of visual 
productions, for any form of consideration, to persons in motor vehicles or on outdoor seats, and 
presenting material distinguished or characterized by an emphasis on matter depicting, describing or 
relating to specified sexual activities or specified anatomical areas for observation by patrons.  

8. "Adult cabaret" is a night club, bar, restaurant, cabaret or similar establishment which may serve food 
or alcoholic or non-alcoholic beverages, or both, and which, for consideration, regularly features live 
performances or films, motion pictures, video cassettes, compact discs, digital video discs, slides or 
other photographic reproductions which are distinguished or characterized by an emphasis upon the 
depiction or description of specified sexual activities or the exposure of specified anatomical areas for 
observation by patrons or attendees.  

9. "Adult motel" is a motel or similar establishment offering public accommodations for any form of 
consideration which provides patrons with closed-circuit television transmissions, films, motion 
pictures, video cassettes, compact discs, digital video discs, slides or other photographic reproductions 
which are distinguished or characterized by an emphasis upon the depiction or description of specified 
sexual activities or specified anatomical areas.  

10. "Adult theater" is a theater, concert hall, auditorium or similar establishment, either indoor or outdoor 
in nature which, for any form of consideration, regularly features live performances which are 
distinguished or characterized by an emphasis on specified sexual activities or by exposure of specified 
sexual activities or by exposure of specified anatomical areas for observation by patrons.  

11. "Adult model studio" is any establishment open to the public where, for any form of consideration, one 
or more persons display or expose any portion of specified anatomical areas to be observed, sketched, 
drawn, painted, sculptured, photographed, videoed or be similarly viewed or depicted by any person, 
other than the proprietor, who pays a consideration to either the proprietor, an employee of the 
proprietor or the model. This definition shall also include, without limitation, a "lingerie modeling 
establishment."  

a. This definition shall not apply to any school of art which is operated by an individual, firm, 
association, partnership, corporation or institution which meets the requirements established in 
the Education Code of the State of California for the issuance or conferring of, and is in fact 
authorized thereunder to issue and confer a diploma.  

12. "Sexual encounter establishment" is an establishment, other than a hotel, motel or similar 
establishment offering public accommodations, which, for any form of consideration, provides a place 
where two or more persons may congregate, associate or consort in connection with specified sexual 
activities or the exposure of specified anatomical areas. This definition does not include an 
establishment where a medical practitioner, psychologist, psychiatrist, or similar professional person 
licensed by the state of California engages in sexual therapy.  

13. "Body painting studio" is an establishment or business which provides the service of applying paint or 
other substance whether transparent or nontransparent to or on the human body when such body is 
wholly or partially nude in terms of specified anatomical areas.  

14. "General motion picture theater" is a building or part of a building intended to be used for the specific 
purposes of presenting entertainment as defined in this chapter, or displaying motion pictures, slides 
or closed circuit television pictures before an individual or assemblage of persons, whether such 
assemblage be of a public, restricted or private nature, except a home or private dwelling where no 
fee, by way of an admission charge, is charged; provided, however, that any such presentations are not 
distinguished or characterized by an emphasis on the depiction or description of specified sexual 
activities or specified anatomical areas in that any such depiction or description is only incidental to the 
plot or story line.  
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15. "Legitimate or live theater" is a theater, concert hall, auditorium or similar establishment which, for 
any fee or consideration, regularly features live performances which are not distinguished or 
characterized by an emphasis on the depiction or description of specified sexual activities or specified 
anatomical areas in that any such depiction or description is only incidental to the primary purpose of 
the performance.  

16. "General bookstore" is an establishment engaged in the buying, selling and/or trading of new and/or 
used books, manuscripts and periodicals of general interest. A general bookstore does not include an 
establishment that is encompassed by the definition of adult bookstore.  

17. "School" is an institution of learning for minors, whether public or private, which offers instruction in 
those courses of study required by the California Education Code or which is maintained pursuant to 
standards set by the state board of education. This definition includes a nursery school, kindergarten, 
elementary school, junior high school, senior high school or any special institution of learning under 
the jurisdiction of the state department of education, but it does not include a vocation or professional 
institution or an institution of higher education, including a community college.  

18. "Establishing an adult-oriented business," as used in this chapter, means and includes any of the 
following:  

a. The opening or commencement of any such business as a new business;  

b. The conversion of an existing business, whether or not an adult-oriented business, to any of the 
adult-oriented businesses defined in this chapter; or  

c. The addition of any of the adult-oriented businesses defined herein to any other existing adult-
oriented business; or  

d. The relocation of any such business.  

19. "Transfer of ownership or control," as used in this chapter, means and includes any of the following:  

a. The sale, lease, or sublease of an adult-oriented business;  

b. The transfer of securities which constitute a controlling interest in such business, whether by 
sale, exchange or similar means; or  

c. The establishment of a trust, gift or other similar legal device which transfers the ownership or 
control of such business, except for transfer by bequest or other operation of law upon the death 
of the person possessing such ownership or control.  

20. "Sale and display of paraphernalia and literature commonly associated with the use of narcotics and 
controlled substances (headshops)" is an establishment or place where more than fifteen percent of 
the floor area in any room is used for the sale and display of such paraphernalia and literature, 
including but not limited to cocaine and sniffing kits, glass mirrors for cutting cocaine, snorting spoons 
and tubes, strainers to sift cocaine, water pipes (bongs), everyday items with special removable tops 
that have been converted to conceal narcotics and drugs, including simulated beer cans, oil cans and 
plastic photograph film vials, "roach clips" (for holding marijuana cigarettes), or books and magazines 
extolling the use of narcotics or controlled substances. Such a place is an adult-oriented business. This 
definition does not limit licensed pharmacies in selling and displaying paraphernalia that is medical 
equipment prescribed by licensed medical practitioners.  

21. A "private viewing room" is an area separated from the sales or display area of the establishment by a 
curtain, wall, door, shade, or similar obstruction thus allowing the private viewing of video tapes, 
compact discs, digital video discs, movies, transparencies, films, or projectable motion pictures by 
customers at the establishments.  
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22. "Video cassette, compact disc, digital video disc sales, and rentals—adult" is the same as "adult 
bookstore."  

23. "Video games—adult" are coin-operated electronic game machines having visual displays and 
animation that depict in any manner, any sort of activity characterized by exposure of "specified 
anatomical areas" or "specified sexual activities."  

24. "Sexually oriented business" is any business in which:  

a. Specified sexual activity occurs or specified anatomical areas are exposed, or both, by a patron, 
attendee, employee or independent contractor for any form of consideration paid or furnished to 
the owner, proprietor, an employee of the owner or proprietor, or to an independent contractor 
at the location or premises; or  

b. Material distinguished or characterized by an emphasis on matter depicting, describing, or 
relating to specified sexual activity or specified anatomical areas, or both, is displayed, sold, or 
provided for consideration on a regular basis.  

25. "Consideration," as used in this chapter, means a payment or transfer of money or other thing of value 
exceeding a total of one cent to an owner or proprietor, an employee of the owner or proprietor, or to 
a performer, independent contractor or entertainer at the establishment, without regard to:  

a. Any donative intent of the payer, transferor, or donor;  

b. The time of payment or transfer; or  

c. Whether the payment or transfer was for admission to the establishment or for merchandise, 
food or beverage displayed or sold at or on behalf of that establishment.  

26. "Lingerie modeling establishment" means an establishment where, for consideration and for viewing 
by a patron at that establishment, a person either:  

a. Wears and displays undergarments, lingerie, underwear and similar articles of intimate apparel 
which cover those areas which constitute specified anatomical areas; or  

b. Changes from one costume into another in the presence of a patron or patrons and thereby 
exposes one or more specified anatomical areas to that patron or patrons. This definition shall 
not, however, be construed so as to apply to a commercial retail or wholesale establishment that 
principally and customarily sells clothing and related wearing apparel and where specified 
anatomical areas are not exposed to customers during demonstration displays of merchandise 
for sale.  

C. Prohibitions.  

1. No person or entity shall own, establish, operate, control or enlarge or cause or permit the 
establishment, operation, enlargement or transfer of ownership or control, except pursuant to Section 
18.30.030(F), of any of the following adult-oriented businesses if such adult-oriented business is or 
would be within one thousand five hundred feet of another adult-oriented business, within one 
thousand five hundred feet of any school or public park within the city, or within one thousand feet of 
any residentially zoned property in the city:  

a. Adult bookstore;  

b. Adult motion picture theater;  

c. Adult mini-motion picture arcade (peep shows);  

d. Adult arcade;  

e. Adult drive-in theater;  
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f. Adult cabaret;  

g. Adult motel;  

h. Adult theater;  

i. Adult model studio;  

j. Body painting studio;  

k. Any sexually oriented business;  

l. Adult video games;  

m. Adult video cassette sales and rentals;  

n. Sexual encounter establishments;  

o. Lingerie modeling establishment.  

2. An establishment listed in this section shall not be established, operated, enlarged, or transferred 
unless the provisions of the zone in which the site or proposed site is located permit such a use. The 
conduct of such establishment and the use of premises shall otherwise comply with the Land Use Code 
and all other applicable regulations.  

3. Nothing in this chapter prohibits the location of adult-oriented businesses within retail shopping 
centers in all commercial and major mixed-use zones wherein such activities will have their only 
frontage upon enclosed malls or malls isolated from their direct view from public streets, parks, 
schools, churches or residentially zoned property.  

4. Sexual encounter establishments shall be permitted only upon the prior issuance of a conditional use 
permit.  

5. The location of an adult-oriented business listed in subsection (C)(1) (with the exception of subsections 
(C)(1)k and (C)(1)o) within any new or existing retail center, as specified in subsection (C)(3), shall not 
require a conditional use permit.  

D. Measure of Distance. The required minimum distance between any two adult-oriented businesses shall be 
measured in a straight line, without regard to intervening structures, from the closest exterior structural wall 
of each such business. The distance between any adult-oriented business and any public school, public parks 
or residential zoned land shall be measured in a straight line, without regard to intervening structures, from 
the closest exterior structural wall of the adult-oriented business to the closest property line of the public 
school, public park, or residential zone.  

E. Development and Maintenance Standards. All adult-oriented businesses hereafter commenced shall, in 
addition to compliance with the Land Use Code, comply with these specific requirements:  

1. Signs. Except for theater marquee signs, changeable copy signs, temporary signs and small permanent 
signs are not permitted. In addition to the requirements of Section 18.62.020 for permit approvals, all 
sign permits shall be subject to review and approval by the planning commission.  

2. Exterior Painting. Buildings and structures shall not be painted or surfaced with garish colors or 
textures or any design that would simulate a sign or advertising message.  

3. Advertisements, displays of merchandise, signs or any other exhibit depicting adult-oriented activities 
placed within the interior of buildings or premises shall be arranged or screened to prevent public 
viewing from outside such buildings or premises.  

4. No outdoor loudspeakers or other outdoor sound equipment advertising or directing attention to an 
adult-oriented use is allowed.  
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5. Upon order of the city manager, graffiti appearing on any exterior surface of a building or premises, 
which graffiti is within public view, shall be removed, and that surface shall be restored within seventy-
two hours of notification to the owner or person in charge of the premises.  

6. All exterior windows that are visible to the public must be opaquely covered.  

F. Exceptions.  

1. Nothing in this section prohibits the transfer of principal ownership or control of adult-oriented uses 
permitted under Section 18.30.030(C)3 or 18.30.030(C)5.  

2. Notwithstanding any other provision of this code to the contrary, the provisions of this chapter shall be 
applicable to all land within the city, including all redevelopment project areas now in existence or 
hereafter established.  

G. Other Regulations, Permits, or Licenses.  

1. Effect. The provisions of this chapter do not waive or modify any other provision of this code. Adult-
oriented businesses shall comply with all applicable provisions of law and this code.  

2. Reference. This list is not all-inclusive and is inserted here for reference only; other applicable 
regulations include, but are not limited to the following chapters.  

H. Protection of Minors. Adult-oriented business shall not allow the admission of minors and shall otherwise 
comply with Chapter 10.62. An attendant shall be present at all times during hours of operation to deny 
admittance to minors.  

I. Private Viewing Rooms. It is unlawful for any person or entity which is subject to the regulations of this 
chapter, and which sells or rents prerecorded video tapes, movies, transparencies, films, projectable motion 
pictures or equipment used for showing any or all of these items, to offer or allow the viewing of these 
materials in private viewing rooms, as defined in subsection (B)(22).  

J. Constitutional Severability. The city council declares that the invalidity of any section or portion of this 
chapter shall not affect the validity of any other remaining section or portion; that the city council would 
have adopted each of those remaining portions notwithstanding any later declared invalid. If any portion 
determined to be invalid can be severed or be judicially interpreted in a way that could harmonize it with the 
remaining provisions, then it may either be severed or be judicially interpreted and, as interpreted, be 
applied so as to give full purpose, meaning, and effect to the remaining provisions of this chapter.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2019-2455, § 6, 1-22-2019) 

18.30.040 Automobile impound and storage yards. 

A. Conditional Use Permit—Required. Any application for a permit to establish an automobile impound and 
storage yard shall be subject to the issuance of a conditional use permit. The permittee must be a successful 
bidder of a contract with the city to participate in the assignment of service calls on police-impounded 
automobiles. No permit shall be granted to premises located east of National City Boulevard. This section 
does not apply to storage only yards. See Section 18.30.160 (Outdoor Storage) for storage only regulations.  

B. Yard Area Requirements. The conditional use permit shall require, for its issuance, that the proposed storage 
area meet the following criteria:  

1. The storage area shall be in a building or enclosed by a solid fence or wall at least eight feet in height. 
The construction and maintenance of a required fence shall be in accordance with Chapter 18.43.  

2. No sign, picture, transparency, advertisement or mechanical device which is used for the purpose of or 
does advertise or bring to notice any person or persons, or article or articles of merchandise, or any 
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business or profession, or anything that is to be or has been sold, bartered or given away, shall be 
placed or maintained, or caused to be maintained, upon the outward face of such fence or wall.  

3. The storage area must contain a gross surface of not less than ten thousand square feet, nor more than 
fifteen thousand square feet devoted to the storage of wrecked vehicles.  

4. The storage area, including driveways and access roads, shall be surfaced with asphalt cement, or 
decomposed granite with oil.  

5. The storage area shall be served by drainage facilities adequate to prevent the accumulation of 
standing water. The city engineer shall determine the adequacy of proposed drainage facilities.  

6. Gates in the fence or wall surrounding the storage area shall be constructed of new material, the same 
height as the fence or wall. No gate shall swing outward. All gates shall be kept closed except when 
vehicles or pedestrians are exiting or entering the premises. As an alternative to closing all gates, an 
interior screening fence may be erected so as to prevent public view of the contents of the storage 
yard during times when the gates are open.  

7. A four-foot setback from dedicated streets is required. The setback area and the parkway area shall be 
landscaped with trees, shrubs, or other ground cover in accordance with Chapter 18.44 and adopted 
guidelines.  

8. Exterior floodlighting, when used, shall be directed away from adjacent property and streets. All lights 
shall be shielded in such a manner that the light there from will fall only on the same premises upon 
which such light source is located.  

9. A conditional use permit shall not be granted for an area visible from a freeway unless all wrecked 
vehicles can be stored out of sight of adjacent freeways.  

C. Rules of Operation. The conditional use permit shall require, for its issuance and continued validity, that 
permitted storage operations be conducted pursuant to the following rules:  

1. Stripping of automobiles, removal of parts, and dismantling, salvaging or junking shall be prohibited; 
provided, however, that the permittee may remove articles required to be removed to permit 
scrapping of the impounded vehicles. Removed parts may be accumulated for thirty days on the 
licensed premises.  

2. All inflammable liquids shall be removed from any unregistered or scrapped vehicle.  

3. Stored material and vehicles shall be so arranged that reasonable inspection of all parts of the 
premises can be made at any time by fire, health, police, planning and building authorities.  

4. Trash containers shall be installed and maintained on the premises, and the premises shall be kept free 
of trash at all times.  

5. Wrecked vehicles shall be disposed of in an expeditious manner, and no vehicle shall be retained in 
storage in excess of three months from the date of impoundment. Upon recommendation of the chief 
of police of the city or order of a court of competent jurisdiction, the city council may extend the 
storage time.  

6. No article shall be piled higher than the enclosing fence or wall, or nearer than two feet to the 
enclosing fence or wall.  

D. Conditional Use Permit—Expiration. A conditional use permit granted under the provisions of this title will 
expire upon the revocation, expiration, or cancellation of a permittee's contract with the City.  

E. Conditional Use Permit—Revocation for Violation. Violation of any requirement of this title is grounds for 
revocation of a conditional use permit.  
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(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.050 Sale of alcoholic beverages and live entertainment. 

A. Conditional Use Permit—Required. A conditional use permit is required for the sale of alcoholic beverages, 
whether for on-site or off-site consumption.  

B. Conditional Use Permit—Additional Notice Required. In addition to notices required pursuant to Section 
18.12.050 (Noticing and Public Hearings), written notice for a public hearing on a conditional use permit for 
the sale of alcoholic beverages shall be provided to owners and occupants of property within a radius of six 
hundred sixty feet of the exterior boundaries of the property where the sale of alcoholic beverages is 
proposed.  

C. Community Meeting—Required. Prior to the public hearing, the applicant shall hold a community meeting to 
inform residents of a proposal for the sale of alcoholic beverages. The applicant shall provide to the planning 
division documentation of the meeting and input received.  

D. Distance Requirements. Establishments where alcoholic beverages are sold for on or off-site consumption 
shall be located as follows:  

1. Liquor stores, or other businesses where the principal use involves the sale of alcohol for off-site 
consumption, shall be:  

a. A minimum of six hundred sixty feet from any public school (kindergarten through twelfth grade) 
within the boundaries of the city; and  

b. A minimum of five hundred feet apart.  

2. Bars and cocktail lounges or other establishments where the sale of alcoholic beverages for on-site 
consumption is the principal use, shall be:  

a. A minimum of six hundred sixty feet from any public school (kindergarten through twelfth grade) 
within the boundaries of the city; and  

b. No less than one thousand feet apart.  

3. Restaurants where the sale of alcoholic beverages for on-site consumption is accessory or incidental to 
the principal use shall be a minimum of six hundred sixty feet from any public school (kindergarten 
through twelfth grade) that is on property zoned as institutional (I) within the boundaries of the city; 
except that this distance requirement shall not apply to tasting rooms or restaurants (other than fast-
food restaurants with drive-through service) where at least thirty percent of the floor area of the 
building is comprised of seating area.  

4. Private clubs or lodges, bowling alleys, theaters and other establishments where the sale of alcoholic 
beverages is accessory or incidental to the principal use shall be:  

a. A minimum of six hundred sixty feet from any public school (kindergarten through twelfth grade) 
within the boundaries of the city; and  

b. No closer than five hundred feet apart. This limitation shall not apply to restaurants.  

5. No minimum distances from schools or other uses are required for grocery stores, convenience stores 
or other retail establishments involving the sale of alcohol for off-site consumption as an accessory use.  

E. Measure of Distance. For the purposes of Section 18.30.050(D) (Distance Requirements):  
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1. The distance between any two establishments that sell alcoholic beverages shall be measured in a 
straight line without regard to intervening structures from the closest exterior structural walls of the 
establishments.  

2. The distance between any establishment selling alcohol and a school shall be measured in a straight 
line, disregarding intervening structures, from the closest exterior structural walls of the establishment 
to the closest property line of the school.  

F. Additional Standards for the Sale of Alcohol at Restaurants or Public Eating Places. Restaurants or public 
eating places shall conform to the following, additional standards:  

1. Alcoholic beverage sales shall be incidental to food service.  

2. There shall be no sale of alcoholic beverages after midnight unless otherwise specified by the 
conditional use permit. The conditional use permit may further restrict the times when alcoholic 
beverages may be sold.  

G. Live Entertainment.  

1. Live entertainment shall be limited to a single entertainer performing musical work (piano bars, etc.) 
except as provided below.  

2. Additional entertainers, dancing, audience participation, karaoke, or other live entertainment may be 
authorized by a conditional use permit in zones where live entertainment is permitted.  

3. Live entertainment specified in subsection (B) of this section may be permitted by a resolution of 
approval for a conditional use permit for the sale of alcohol in zones where live entertainment is 
permitted.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2017-2444, § 4, 12-19-2017) 

18.30.060 Automotive body and paint shops. 

Automobile painting with accessory body and fender work shall be conducted entirely within a building. The 
hours of operation shall be between seven a.m. and seven p.m., except where the building adjoins a residential 
area the hours of operation shall be restricted to between eight a.m. and six p.m. Monday through Saturday. 
(Accessory body work shall be defined as "only that work required in the preparation for complete auto repaint.")  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.070 Child day care centers. 

A. Purpose. The purpose of establishing child day care center regulations is to implement state law with regard 
to the provision of child care centers as defined by the California Health and Safety Code to ensure 
compatibility of such uses with surrounding uses and properties and to avoid any impacts associated with 
such uses.  

B. Applicability. Day care centers are permitted as set forth in Division 2 subject to the requirements of this 
section.  

C. Site Location.  

1. Child day care facilities are encouraged to be located near schools, trolley stops, major bus stops, and 
close to employment centers in order to reduce commute trips and improve air quality.  
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2. All child care facilities shall have direct access to a public street with adequate access to a collector or 
arterial street system.  

3. A new child care facility must be located at least six hundred feet away from an existing child day care 
center.  

D. Operation and Development Standards.  

1. The applicant must obtain all licenses and permits required by state law for operation of the facility 
and shall keep all state licenses and permits valid and current.  

2. The center shall meet all zoning standards applicable to the site.  

3. Indoor and outdoor play areas that satisfy the requirements of the State shall be provided. The 
outdoor play area shall be adjacent to the center and accessible through the center itself. The outdoor 
play area shall be screened and enclosed by a natural barrier, wall, or fence a minimum of five feet in 
height. If adjacent to a single-family residential zone, the separating barrier shall be of solid 
construction. The outdoor play area shall be designed to reduce noise impacts on adjacent properties.  

4. Parking shall not be located in any required front yard setback and an adequate on-site 
loading/unloading area shall be provided that can be easily accessed from the child day care center 
without crossing any driveways or streets. Clearly designated pedestrian walkways should be provided.  

5. All child day care centers shall comply with the city's noise regulations as set forth in Title 9.  

6. The drop off and pick up of children from vehicles shall only be permitted on the site's driveway or 
parking area. A facility with access from an arterial street, as designated by the General Plan, must 
provide a paved drop-off/pick-up area designated with on-site parking and maneuvering to allow 
vehicles to pick-up/drop-off children and exit the site without backing out onto the arterial street.  

7. Any additional conditions regarding safety and access deemed necessary or desirable by the city 
engineer, fire marshal, or building official must be met.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.080 Family day care homes. 

A. Purpose. The purpose of this section is to implement the California Health and Safety Code provisions 
regarding day care homes, both large family and small family.  

B. Applicability. Family day care homes are permitted as set forth in Division 2 subject to the requirements of 
this section.  

C. Operation and Development Standards.  

1. The family day care home must be the residence of the day care provider.  

2. The day care home must be clearly incidental and secondary to the use of the property for residential 
purposes.  

3. Hours of operation shall be less than twenty-four hours a day.  

4. The day care home shall comply with all municipal and state laws and regulations regarding single-
family residences and day care homes.  

5. Noise must be maintained in compliance with the city's noise regulations as set forth in Title 12.  
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6. The provider shall comply with all applicable regulations of the city's fire department regarding health 
and safety requirements as they relate to day care homes and shall contain a fire extinguisher and 
smoke detector device.  

7. All state licensing standards must be met and the provider shall keep all state licenses and permits 
current.  

8. The day care home shall be maintained to retain the appearance of a home consistent with the general 
character of the neighborhood.  

9. Large family day care homes shall provide at least one off-street parking space per employee of driving 
age not living in the home. The residential driveway approach is acceptable for this parking 
requirement provided that it does not conflict with a required drop-off/pick-up area and does not 
block the public sidewalk or right-of-way.  

10. Indoor and outdoor play areas that satisfy the requirements of the state shall be provided. The outdoor 
play area shall be screened and enclosed by a natural barrier, wall, or fence a minimum of five feet in 
height. The outdoor play area shall be designed to reduce noise impacts on adjacent properties.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2019-2464, § 3, 11-5-2019) 

18.30.090 Condominium conversions. 

The conversion of existing apartments, hotels and motels, and other rental properties to condominiums, 
community projects, or stock cooperatives may be permitted if the following conditions are satisfied:  

A. Permit. A conditional use permit is required and the following findings shall be made:  

1. The proposal is consistent with housing element goals and objectives;  

2. Plans and reports submitted by the applicant, along with conditions of approval, show that 
necessary upgrading will be completed prior to the sale of any unit;  

B. Tentative and Parcel Maps. A conversion shall comply with requirements for tentative and final parcel 
maps.  

C. Subdivision Map Act. Requirements of the state Subdivision Map Act will be satisfied, specifically with 
regard to requirements for notice to tenants and right of tenants to exclusive contract for purchase in 
condominium, community apartment or stock cooperative projects.  

D. Physical Elements Reports.  

1. At the time of submitting the conditional use permit application required in subsection (A) of this 
section, the applicant shall submit a report or reports on the status of the physical elements of 
the project, including the condition and remaining useful life of building foundations and walls, 
roofs, electrical systems, plumbing systems, mechanical systems, recreational facilities, parking 
and other paved areas and drainage facilities. These reports shall be prepared by California 
licensed structural or civil engineers or private home inspectors and they shall include a detailed 
evaluation of the existing physical elements, a recommendation on their status including any 
necessary repairs or replacement, either immediate or in the future, and a certification of the 
findings. The reports shall also specifically address or include the following:  

a. Measures that should be taken to improve sound attenuation between units (except for 
projects built after July 1, 1979 in compliance with the building code);  

b. Structural pest report;  

c. Building history report identifying the date of construction of all elements;  
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d. Characteristics of the building not in compliance with currently applicable building or 
housing codes, and with codes in effect at the time of construction;  

e. The need for smoke detectors in individual units, as well as for other on-site fire protection 
systems maintained by the homeowners association.  

2. The planning commission, or city council on appeal, shall review these reports to determine the 
need to repair or replace any existing physical elements as a condition of approving the proposed 
conversion.  

E. Other Materials. Any other materials required by the planning division to provide evidence in support 
of the above conditions shall be submitted before the conditional use permit application is determined 
complete.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.100 Conversions to nonresidential use. 

A. Generally. A structure or building intended or designed to be used as a dwelling unit may be used in the 
commercial and industrial zones for a permitted commercial or industrial use, subject to the provisions of 
this chapter.  

B. Approval. Approval of a site plan by the Planning Commission is required.Approval of the location and plans 
by the planning commission is required.  

C. Removal of Residential Facilities. All facilities for living, sleeping, cooking, and dining shall be permanently 
removed except for employee dining facilities.  

D. Compliance with Zoning Regulations. All other provisions of this title shall be complied with.  

E. Building Occupancy. The structure or building shall not be used or occupied until after the issuance of a 
certificate of occupancy by the building official. Any change of occupancy shall comply with all requirements 
of the building code of the city and this title.  

F. Dwelling Unit of Historical Character. When application is made for approval to convert a dwelling unit of 
recognized historical character, the planning commission may deny a permit on grounds of unsuitability of 
the proposed use.  

G. Dwelling Unit Used as a Place of Assembly. A dwelling unit or any portion thereof shall be permitted to be 
converted and/or used as a place of assembly as defined by this title only by the issuance of a conditional use 
permit.  

H. Design and Aesthetics. In the approval of any plans for the conversion of a residential structure for any of the 
uses permitted under this chapter, the planning commission shall take into consideration the architectural 
design of the structure, as well as the aesthetic quality of the structure and the property.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.110 Emergency shelters. 

A. Purpose. This section establishes standards for the development and operation of emergency shelters where 
permitted by right as set forth in Division 2.  

B. Permitted Use. In compliance with SB 2 effective January 1, 2008, emergency shelters shall be allowed as a 
permitted use without the need for a conditional use permit and are exempt from CEQA (California 
Environmental Quality Act).  
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C. Limitations on Location.  

1. Eligible Locations. A new facility shall be a permitted use in the light industrial (IL) zone only.  

2. Separation Between Emergency Shelters. A new emergency shelter shall not be closer than three 
hundred feet to another emergency shelter as measured between property lines.  

D. Lighting. Adequate external lighting shall be provided for security purposes to ensure fully lit parking, 
gathering and waiting areas.  

E. Building Design Standards.  

1. Number of Beds. An emergency shelter shall contain a maximum of one bed per one hundred fifty 
square feet of sleeping area not to exceed fifty beds and shall serve no more than fifty persons.  

2. Client Waiting Areas. Emergency shelters shall have an interior, enclosed client waiting and intake area 
large enough to accommodate the number of persons equal to twenty-five percent of the number of 
beds. The area shall be based on space required for seated persons. Any exterior overflow waiting area 
shall be fenced, screened, gated, and covered and shall not obstruct sidewalks or driveways.  

3. Client Gathering Areas. Emergency shelters shall have an interior multipurpose area separate from the 
sleeping area. The multi-purpose area shall be provided with space equal to at least ten square feet per 
bed, but not be less than two hundred fifty square feet. The multipurpose area shall have an exterior 
gathering area equal to at least fifty square feet per bed and shall be fenced, screened, and 
landscaped.  

F. Facility Operating Standards.  

1. On-Site Management. The facility shall maintain a management plan. The management plan must 
document that management and staffing is sufficient for adequate control of the facility. The 
management plan shall include descriptions of:  

a. On-site management.  

b. Staffing levels and qualifications.  

c. Client services offered and case management.  

d. Behavior guidelines including no drug or alcohol use.  

e. Facility maintenance.  

f. Emergency plan.  

g. Security plan.  

2. Vehicle Parking. The number of off-street parking spaces shall be calculated based on the amount of 
office space at the facility plus or one parking space per employeeten beds. The square footage of 
office space shall be used to determine the number of spaces per the standards specified in Chapter 
18.45 (Parking and Loading Requirements). The number of parking spaces based on this calculation 
shall not exceed the number of parking spaces required for other residential or commercial uses within 
the same zone as the emergency shelter. 

3. Length of Stay. Temporary shelter shall be available to residents for a maximum of six months.  

4. Hours of Operation. The emergency shelter shall only accept clients between the hours of seven a.m. 
and eight p.m.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.30.120 Hazardous waste facilities. 

A. Definition.  

1. "Hazardous waste facility" shall be defined as specified by the California Health and Safety Code and 
San Diego County Hazardous Waste Management Plan.  

B. Approval. Hazardous waste facilities may be permitted only in the medium industrial (IM), heavy industrial 
(IH) zones and shall require approval of a conditional use permit. Data, policies, criteria and procedures 
contained in the San Diego County Hazardous Waste Management Plan shall be utilized for evaluation of 
applications for hazardous waste facilities. The siting criteria, the conditional use permit procedure and the 
fair share policies of the plan shall be utilized in making decisions on such applications.  

C. Grant Conditions. Before any conditional use permit may be granted for a new hazardous waste facility 
project or for modification of an existing facility, in addition to the conditions required by Section 18.12.110, 
it shall be found that the proposed facility is in compliance with the following siting criteria documents of the 
County of San Diego Hazardous Waste Management Plan:  

1. Section E, entitled "Local and Regional Facility Needs," of Chapter IX, entitled "Siting and Permitting of 
Hazardous Waste Facilities" (Pages IX-35 through IX-37);  

2. Appendix IX-A, entitled "Siting Criteria for Evaluating Hazardous Waste Management Facility Siting 
Proposals in San Diego County"; and  

3. Appendix IX-B, entitled "General Areas for Siting Hazardous Waste Management Facilities."  

D. Information Requirements. An application for a conditional use permit for a hazardous waste facility project 
shall provide information required by the planning director to show conformance with procedural 
requirements of Article 8.7 of the California Health and Safety Code. Such information may include but shall 
not be limited to documentation from the state office of permit assistance regarding procedures required for 
approval of the proposed facility.  

E. Related Permit Requirements. All applicable zoning, subdivision, conditional use permit and variance 
decisions made by the city shall be consistent with the siting criteria documents of the County of San Diego 
Hazardous Waste Management Plan listed in subsection (C), above.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.130 Helicopter operations. 

A. Purpose. The purpose of this section is to provide rules and regulations governing the conduct of the 
operation of helicopters and related facilities within the city.  

B. Conditional Use Permit. No person shall operate or maintain a heliport or helistop without first obtaining a 
conditional use permit and demonstrating that the facility will comply with FAA regulations.  

C. Temporary Heliport or Helistop Permits.  

1. No person shall operate a helicopter to or from any property within the city other than a heliport or 
helistop approved by the city (except in cases of an emergency situation); provided, however, that the 
landing and takeoff of helicopters at places other than approved heliports and helistops may be 
authorized for specifically designated and limited times. Such authorization shall not exceed a thirty-
day period.  

2. Every application for a temporary heliport or helistop permit shall include the following:  
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a. Copy of application for state approval;  

b. Copy of application for Federal Aviation Administration approval;  

c. Written approval of landowner or duly authorized agent or representative;  

d. Certificate of insurance.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.140 Mobile homes and similar temporary structures. 

A. Use as Dwelling—Restrictions. A mobile home shall not be used for living or sleeping purposes except when 
located in an approved mobile home park or unless it meets the criteria for factory built housing in state law 
as defined by Civil Code Section 18.007.  

B. Restrictions. A mobile home, modular structure, or other temporary structure shall not be used as a business 
or other commercial use in any zone except that a modular structure may be used as a temporary office or 
classroom for a period of no longer than one year, subject to the issuance of a temporary use permit. This 
prohibition shall not apply to any former landfill site which is subject to the regulatory order or directive of a 
regulatory agency, due to the existence on the site of hazardous materials as defined by Section 25260 of the 
California Health and Safety Code.  

C. Mobile Home Park—Conditional Use Permit. The development of a mobile home park shall require the 
issuance of a conditional use permit to ensure that such development will be compatible with existing and 
permitted uses in the adjacent areas. The conditions of approval may include, but shall not be limited to, 
external traffic circulation, screening walls and plantings, park layout and design (including architectural 
design), lot size and shape, landscaping, signs, parking, usable open space and recreation areas, and service 
buildings.  

D. Mobile Home Park—Screening. When located on a lot adjoining another residential use, mobile home parks 
shall be permanently screened from such adjoining property by a fence or wall and suitable landscaping, 
adjacent to or opposite the other residential use.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.150 Outdoor display or sale of merchandise. 

A. Outdoor Display or Sale of Merchandise Prohibited—General. The outdoor display or sale of merchandise on 
public or private property is unlawful, except as provided in this section. Merchandise is displayed outdoors 
when it is placed to the exterior of a building or structure.  

B. Permitted Displays in Commercial, Mixed-Use, and Industrial Zones.  

1. In commercial, mixed-use, and industrial zones, service stations, auto dealers, recreational vehicle sales 
lots, nurseries, licensed flower shops, grocers, and neighborhood corner stores limited to the sale of 
fresh produce and flowers, and building material yards may display merchandise outdoors only on the 
same site approved for the business.  

2. Other businesses in commercial, mixed-use, and industrial zones shall not display or sell merchandise 
outdoors except pursuant to a determination by the planning department that the display would be 
customary with that type of business and consistent with or comparable to the types of uses.  

3. Other items not covered in this section may be permissible as allowed by an established right-of-way 
enhancement program.  
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C. Special Promotions.  

1. Except as allowed by subsection (B) all other businesses in the commercial, mixed-use, and industrial 
zones are permitted to have special promotions at which outdoors display and sales will be allowed, 
limited to a maximum of three consecutive days each, including all set-up and takedown time. No 
business shall have more than two such sales in a calendar year. There shall be a period of at least 
thirty days between sales.  

2. Special promotions involving outdoor display of merchandise which are to last more than three days, 
or would involve more than two such sales in any calendar year, are not allowed unless city council 
approval in accordance with Chapter 15.60 is first obtained. All sales shall be limited to the site 
approved for the business.  

3. No business shall conduct a special promotion with an outdoor display on a property unless the 
business has a permanent business address on that property. This restriction shall not apply to sales 
conducted entirely indoors.  

D. Seasonal Sale of Christmas Trees and Pumpkins.  

1. The seasonal sale of Christmas trees and pumpkins outdoors is permitted only in commercial and 
mixed-use zones on property developed with a commercial use or on vacant property in a commercial 
or mixed-use zone.  

2. Displays and sales of Christmas trees and pumpkins are limited to thirty-five days respectively, 
including installation and removal of all related materials. A business license shall be obtained each 
year prior to setting up displays.  

E. Outdoor Vending Machines. Outdoor vending machines are allowed in all commercial and mixed-use zones. 
Outdoor vending machines shall:  

1. Be located along the front facade of a building or against a structure designed to accommodate them;  

2. Occupy not more than ten percent the length of the wall facing the street or access drive, or twenty 
feet, whichever is less;  

3. Not obstruct private pedestrian walkways; a minimum of forty-four inches shall be kept clear of 
obstructions, or more if pedestrian traffic volume warrants. They are not allowed on public sidewalks.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2017-2440, § 4, 10-17-2017) 

18.30.160 Outdoor storage. 

A. Enclosure. All outdoor storage, in any zone, which occupies a volume of more than sixty cubic feet and is 
visible from any abutting public street, or which abuts property used for residential purposes, shall be 
enclosed by a view-obscuring fence or wall at least six feet high. All gates provided for ingress and egress in 
any required fence or wall shall be at least six feet in height and shall be of view-obscuring construction.  

B. Stacking Stored Materials—Height Limitation. Merchandise, materials, equipment, or other goods, other 
than neatly stacked lumber in lumberyards, shall be stacked in outdoor storage areas to a height no greater 
than that of any building, wall, fence, or gate enclosing the storage area. For scrap metal processing yards, 
see Section 18.30.180.  

C. Posting Signs or Devices Prohibited. No sign, picture, transparency, advertisement, or mechanical device 
which is used for the purpose of or which does advertise or bring to notice any person or persons, or article 
or articles of merchandise, or any business or profession, or anything that is to be or has been sold, bartered 
or given away shall be placed or caused to be placed or to be maintained or caused to be maintained upon 
the outward face of any gate, fence or wall enclosing any outdoor storage area.  

Page 1466 of 1838



 
 

 
    Created: 2021-05-11 11:41:15 [EST] 
(Supp. No. 57) 

 
Page 128 of 295 

D. Storage in Yard Setback Prohibited. No storage shall be permitted in any required front or side yard setbacks 
adjacent to a public street or highway.  

E. Materials Storage During Construction. During construction and sixty days thereafter, property in said project 
area may be used for the storage of materials, excluding batch plants, used in the construction of the 
individual buildings in the project and for the contractor's temporary office.  

F. Areas Designated for Storage. Except as specified herein, no other areas shall be used for outdoor storage. 
Areas designated for storage or which are otherwise restricted to vehicular passage shall be indicated on the 
plot plan and be so maintained. .All areas of the yard open to vehicular passage shall be paved.  

G. Specific Storage Regulations in Commercial, Mixed-Use, and Industrial Zones. In the commercial, mixed-use, 
and industrial zones, the following regulations shall apply:  

1. The storage of all materials or wastes which might cause fumes or dust, or which constitute a fire 
hazard, or which may be edible by or otherwise attractive to insects or rodents, unless said materials or 
wastes are stored outdoors in closed containers, is prohibited.  

2. The storage of corrosive materials is permitted subject to the provisions of the city fire code.  

3. Activities involving the storage of fire and explosive hazard materials shall be conducted in accordance 
with the city fire code.  

4. Toxic or dangerous materials shall be stored in a manner that insures against their escape from the 
premises to the detriment of public safety, health or welfare.  

5. No material, equipment, or goods of any kind shall be stored on the roof of any building in any zone.  

6. In the industrial zones, the storage or materials, liquids, or wastes upon any lot in such form or manner 
that they may be transferred or flow off said lot by natural causes or forces is prohibited.  

7. Shipping containers and truck trailers shall not be used for storage purposes in any zone, except 
pursuant to a temporary use permit as approved by the city council.  

H. Rubbish Storage.  

1. Rubbish and solid waste shall be disposed of by public facilities, when available. Liquid wastes shall be 
promptly and properly disposed of in a manner acceptable to the city and to the San Diego 
Metropolitan Sewer District. Where public facilities are not provided for disposal, rubbish and solid 
waste shall be contained in rodent proof, nonflammable, waterproof storage containers with close-
fitting lids. When liquid wastes are of such a character as to be unacceptable in the public sewer 
system, such wastes shall be stored in suitable containers or tanks until transfer. Such containers or 
tanks shall comply with the city fire code and other applicable regulations in this title.  

2. All storage and disposal facilities shall be screened from all public view. In the residential, commercial, 
mixed-use, and institutional zones such screening shall be of solid masonry construction with sturdy 
gates of view-obscuring design. Location and accessibility shall be subject to site plan review.  

3. Any building or structure or portion of building or structure used for storage of rubbish-and waste shall 
contain an approved floor drain connected to the public sewer system.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.170 Recycling collection facilities. 

A. Purpose. It is the intent and purpose of this chapter to establish reasonable regulations for establishment of 
recycling collection facilities to encourage and facilitate the recycling of glass, aluminum, plastic and 
nonaluminum metal beverage containers in a safe and convenient manner.  
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B. Definitions. For the purpose of this chapter, the following words shall have the following meanings:  

1. Igloos. An "igloo" is a small, moveable collection bin or container occupying no more than forty square 
feet each.  

2. Mobile Recycling Unit. A "mobile recycling unit" means an automobile, truck, trailer or van, licensed by 
the department of motor vehicles, which is used for the collection of recyclable materials. A mobile 
recycling unit also means the bins, boxes or containers, other than igloos, transported by trucks, vans, 
or trailers, and used for the collection of recyclable materials.  

3. Recyclable Material. "Recyclable material" is reusable material including aluminum, nonaluminum 
metal, glass and plastic beverage containers, which are intended for reuse, remanufacture, or 
reconstitution for the purpose of using the altered form. Recyclable material as described in this 
section does not include paper, refuse, motor oil or other hazardous materials.  

4. Recycling Collection Facility. A "recycling collection facility" is a center for the collection of recyclable 
materials from the public by donation, redemption or purchase. A certified recycling facility means a 
recycling facility certified by the California Department of Conservation as meeting the requirements of 
the California Beverage Container Recycling and Litter Reduction Act of 1986. A recycling facility does 
not include storage containers located on the premises of a commercial or industrial use used solely for 
the collection of recyclable materials generated by that use. Recycling collection facilities include the 
following:  

a. Reverse vending machines;  

b. Igloos;  

c. Mobile recycling units.  

5. Reverse Vending Machine. A "reverse vending machine" is an automated mechanical device which 
accepts at least one or more types of empty beverage containers including aluminum and 
nonaluminum metal cans, glass and plastic bottles, and issues a cash refund or a redeemable credit slip 
with a value not less than the container's redemption value as determined by the state. A reverse 
vending machine may sort and process containers mechanically; provided that the entire process is 
enclosed within the machine. In order to accept and temporarily store all four container types in a 
proportion commensurate with their relative redemption rates, and to meet the requirements of 
certification as a recycling facility, multiple grouping of reverse vending machines may be necessary. A 
"bulk reverse vending machine" is a reverse vending machine that is larger than fifty square feet; is 
designed to accept more than one container at a time; and will pay by weight instead of by container.  

6. Small Recycling Facility. A small recycling facility is defined as an igloo or reverse vending machine.  

C. Types of Facilities Permitted.  

1. Reverse vending machines, igloos, and mobile recycling units may be permitted subject to 
conformance with all of the following:  

a. Location within the MXC-1, MXC-2, MXD-1, MXD-2, MXT, CS, IL, and IM zones;  

b. Location within convenience zones designated by the State of California Department of 
Conservation, Division of Recycling;  

c. Certification or application for certification by the State of California;  

d. Required permits, as described in subsection (D);  

e. Operation and design standards, as described in subsection (E);  
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f. No recycling collection facility shall be permitted if it is found that the facility or its operation will 
have a detrimental effect on public health, safety, or general welfare.  

D. Permits Required.  

1. Site Plan Review. Small recycling facilities, as defined in subsection (B), shall require site plan review 
approval.  

2. Conditional Use Permit. Mobile recycling units, as defined in subsection (B), shall require conditional 
use permit approval.  

E. Operation and Design Standards.  

1. Reverse vending machines shall comply with the following standards:  

a. Established in conjunction with a commercial use or community service facility which is in 
compliance with the zoning, building, and fire codes of the city:  

b. Located within thirty feet of the entrance to the commercial structure and shall not obstruct 
pedestrian or vehicular circulation;  

c. Not occupy parking spaces required by the primary use;  

d. Except for bulk reverse vending machines, occupy no more than fifty square feet of floor space 
per installation, including any protective enclosure, and be no more than eight feet in height; no 
more than four reverse vending machines at the site; bulk reverse vending machines shall occupy 
no more than three hundred square feet of floor space per installation, including any protective 
enclosure;  

e. Constructed and maintained with durable waterproof and rustproof material;  

f. Clearly marked to identify the type of material to be deposited, operating instructions, and the 
identity and phone number of the operator or responsible person to call if the machine is 
nonoperative;  

g. Have a sign area of a maximum of four square feet per machine, exclusive of operating 
instructions;  

h. Maintained in a clean, litter-free condition on a daily basis;  

i. Illuminated to ensure comfortable and safe operation if operating hours are after dusk;  

j. Installation of all wiring required in accordance with the National Electrical Code, latest edition.  

2. Igloos shall comply with the following standards:  

a. Established in conjunction with an existing commercial use or community service facility which is 
in compliance with the zoning, building, and fire codes of the city;  

b. Occupy an area no larger than two hundred square feet;  

c. Set back at least ten feet from any front property line and shall not obstruct pedestrian or 
vehicular circulation;  

d. Accept only glass, metal, and plastic containers;  

e. No power-driven processing equipment used;  

f. Containers constructed and maintained with durable, waterproof and rust-proof material, 
covered when site is not attended, secured from unauthorized entry or removal of material, of a 
capacity sufficient to accommodate materials collected and collection schedule;  
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g. All recyclable material stored in containers, and materials not left outside of containers at any 
time;  

h. Maintained free of litter and any undesirable materials;  

i. Not be located within fifty feet of a residentially zoned property;  

j. Operation of attended facilities located within one hundred feet of a property zoned or occupied 
for residential use only during the hours of nine a.m. and seven p.m.;  

k. Noise levels not exceeding sixty dBA as measured at the property line of residentially zoned or 
occupied property, and otherwise not exceeding sixty-five dBA;  

l. Location of containers for the twenty-four-hour donation of materials at least one hundred feet 
from any property zoned or occupied for residential use unless there is a recognized service 
corridor and acoustical shielding between the containers and the residential use;  

m. Labeling of containers to identify the type of material which may be deposited, identification of 
the facility with the name and telephone number of the facility operator and the hours of 
operation, and display of notice stating that no material shall be left outside the recycling 
enclosure or containers;  

n. Signing permitted as follows:  

i. Identification signs with a maximum of four square feet, in addition to informational signs 
required in subsection (E)(2)m, above;  

ii. Signs consistent with the character of the location;  

iii. Directional signs, bearing no advertising message, installed with the approval of the city 
manager or his/her designee if the facility is not visible from the public right-of-way;  

iv. Authorization from the city manager or his/her designee for increase in the number and 
size of signs upon finding that it is compatible with adjacent businesses.  

o. Required landscape area not occupied or interfered with;  

p. No occupation of parking spaces on the site unless deemed necessary and authorized by the city 
manager or his/her designee; no additional parking spaces required for customers of an igloo 
collection facility located at the established parking lot of a host use; one space of host use 
permitted to be occupied by an attendant, if needed.  

3. Mobile recycling units shall comply with the following standards:  

a. Established in conjunction with an existing commercial use or community service facility which is 
in compliance with the zoning, building, and fire codes of the city;  

b. No larger than three hundred fifty square feet and occupy no more than three parking spaces not 
including space that will be periodically needed for removal of materials or exchange of 
containers;  

c. Set back at least ten feet from any front property line and shall not obstruct pedestrian or 
vehicular circulation;  

d. Accept only glass, aluminum, nonaluminum, and plastic containers;  

e. No power-driven processing equipment used;  

f. Containers constructed and maintained with durable waterproof and rustproof material, covered 
when site is not attended, secured from unauthorized entry or removal of material, and of a 
capacity sufficient to accommodate materials collected and collection schedule;  
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g. All recyclable materials stored in containers or in the mobile unit vehicle, and not left outside of 
containers at any time;  

h. Maintained free of litter and any other undesirable materials; mobile facilities, at which truck or 
containers are removed at the end of each collection day, swept at the end of each collection 
day;  

i. Noise levels not exceeding sixty dBA as measured at the property line of residentially zoned or 
occupied property, and otherwise not exceeding sixty-five dBA;  

j. Not to be located within fifty feet of a residentially zoned property;  

k. Operation of attended facilities located within one hundred feet of a property zoned or occupied 
for residential use only during the hours of nine a.m. and seven p.m.;  

l. Location of containers for the twenty-four-hour donation of materials at least one hundred feet 
from any property zoned or occupied for residential use unless there is a recognized service 
corridor and acoustical shielding between the containers and the residential use;  

m. Labeling of containers to identify the type of material which may be deposited; identification of 
the facility to identify the name and telephone number of the facility operator and the hours of 
operation, and display of a notice stating that no material shall be left outside the recycling 
enclosure or containers;  

n. Signing permitted as follows:  

i. Identification signs with a maximum of four square feet, in addition to informational signs 
required in subsection (E)(3)m, above;  

ii. Signs consistent with the character of the location;  

iii. Directional signs, bearing no advertising message, installed with the approval of the city 
manager or his/her designee if the facility is not visible from the public right-of-way;  

iv. Authorization from the city manager or his/her designee for increase in the number and 
size of signs upon finding that it is compatible with adjacent businesses.  

o. Required landscape area not occupied or interfered with;  

p. No additional parking spaces required for customers of a mobile recycling unit located at the 
established parking lot of a host use; one space of the host use permitted to be occupied by the 
attendant, if needed;  

q. Area clearly marked to prohibit other vehicular parking during hours when the mobile unit is 
scheduled to be present;  

r. No reduction of available parking spaces below the minimum number required for the primary 
host use unless a parking study shows that existing parking capacity is not already fully utilized 
during the time the recycling facility will be on the site; reduction in available parking spaces in 
an established parking facility then permitted as follows:  

i. For a commercial host use:  

Number of  
Parking Spaces  

Available  

Maximum  
Reduction  

0—25  0  
26—35  2  
36—49  3  
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50+  4  
 

ii. For a community facility host use, a maximum of four spaces reduction will be allowed 
when not in conflict with parking needs of the host use.  

F. Additional Requirements. Additional requirements may be required as conditions of permit approval.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.180 Scrap metal processing. 

A. Regulations Generally. Scrap metal yards, scrap or used metal sales, and scrap metal processing shall be 
operated in accordance with the provisions of this section. This shall not relieve the operators of scrap metal 
processing uses from complying with all city regulations, laws, and ordinances.  

B. Site Plan Review Required. All scrap metal processing uses shall be subject to site plan review.  

C. Salvage or Junk Storage Restrictions. The storage of salvage or junk shall not be placed or allowed to remain 
outside of the enclosed yard area. It may be stored above the height of the fence or wall, provided such 
storage is not within ten feet of an exterior lot line. Nonmetallic salvage or processing not clearly incidental 
to the principal use shall not be allowed.  

D. Fences and Walls—Required. The entire premises shall be enclosed by fences and walls of uniform height in 
relation to the ground upon which they stand. Such fences or walls shall be a minimum of eight feet high and 
shall not exceed 15 feet in height.  

E. Fences and Walls—Materials. All fences and walls open to view from any street shall be constructed of the 
following materials:  

1. Metallic panels, at least .024 inches thick, painted with a baked-on enamel or similar permanent finish. 
All fences constructed with metallic panels exposed to view from the exterior side shall have an interior 
face of solid wood not less than two inches thick from the ground to the top of such fence;  

2. Masonry;  

3. Other materials comparable to the foregoing if approved by the planning division.  

F. Fences and Walls—Construction Standards. All fences and walls shall be constructed in a workmanlike 
manner and shall consist solely of new materials, unless the director of planning approves the substitution of 
used materials where, in his opinion, such used materials will provide the equivalent in service, appearance, 
and useful life.  

G. Fences and Walls—Painting. All fences and walls, excluding masonry and approved permanent finish panels, 
shall be painted a uniform complimentary color, excluding black, which blends with the surrounding terrain 
and improvements, and shall be maintained in a neat, orderly condition at all times. Such fence or wall shall 
contain no painted signs or posters except as approved by the director of planning. In all cases, colors shall 
be subject to approval by the director of planning.  

H. Standards for Structures. Any structures which are used as part of the yard boundaries and/or are exposed to 
view from a street frontage shall be subject to painting, maintenance and sign requirements for fences and 
walls as provided in Chapter 18.43. The planning division may approve other appropriate architectural 
treatment.  

I. Paving of Yards. Areas designated for storage or which are otherwise restricted to vehicular passage shall be 
indicated on the site plan and shall be so maintained. All areas of the yard open to vehicular passage shall be 
paved  

Page 1472 of 1838



 
 

 
    Created: 2021-05-11 11:41:15 [EST] 
(Supp. No. 57) 

 
Page 134 of 295 

J. Landscaping.  

1. Along each street frontage, all required setbacks and the adjacent street parkways shall be fully 
landscaped.  

2. A permanent automatic irrigation system shall be provided which satisfactorily irrigates all planted 
areas.  

3. All landscaped areas shall be continuously and properly maintained in good condition.  

K. Painting and Maintenance. All equipment, structures, etc., extending above the height of exterior fences 
shall be continuously maintained and painted in a neat and orderly fashion.  

L. Storage and Combustibles. Containers approved by the city fire department shall be provided for the storage 
of combustible materials removed from scrap autos delivered to the site.  

M. Litter Prohibited. The entire site shall be continuously maintained to prevent accumulations of weeds, 
rubbish, litter, or combustible waste. Any incidents of rat or vermin harborage shall be promptly corrected.  

N. Performance Standards. All salvage operations shall comply with the performance standards for air pollution, 
noise, vibration, and glare as set forth in Section 18.40.030 and Title 7 of the Municipal Code.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.190 Service stations and convenience stores with gasoline pumps. 

A. Conditional Use Permit Required. The development and construction of all service stations shall be subject to 
the issuance of a conditional use permit.  

B. Frontage. The site shall have a minimum of one hundred feet of frontage on a dedicated street.  

C. Minimum Site Area. The minimum site area shall be fifteen thousand square feet.  

D. Site Planning Standards.  

1. Bay doors of service stations and automotive maintenance and repair facilities should not be visible 
from the major street, whenever possible.  

2. Fuel pump islands and canopies should be screened by the main building structure. The convenience 
store should be placed at the street frontage with display windows along the sidewalk, to encourage 
pedestrian use.  

3. Curb cuts shall be limited to one per street for corner locations, or two per street for mid-block 
locations.  

4. Curb cuts on the same street shall be spaced at least twenty-five feet apart.  

E. Screening. When a service station adjoins a residential zone along a rear or side lot line, a masonry screening 
wall, not less than five feet and no more than six feet in height, shall be erected along such adjoining lot line.  

F. Building Fronts.  

1. All building materials and designs shall be consistent with the general standards for commercial 
businesses. Metal buildings are not permitted.  

2. The design of stand-alone gas stations and convenience stores should conform to the dominant 
existing or planned character of the surrounding neighborhood or development. This can be 
accomplished through the use of similar forms, materials and colors.  
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3. The design of a facility that occupies a pad or portion of a building within a larger commercial center 
should be designed to reflect the design elements of that center.  

4. All sides of a building visible from the street shall express consistent architectural detail and character.  

G. Pump Island Canopies and Other Buildings and Structures. All structures on the site (including kiosks, car 
wash buildings, pump island canopies, and screen walls) shall be architecturally consistent with the main 
structure, including roof design, color, materials, and architectural details.  

H. Landscaping—Generally. Ten percent of the gross site area shall be devoted to landscaping.  

I. Open Area—Surfacing. All open areas, not included in landscaped areas shall be paved.  

J. Use Regulations. The operation of all service stations shall be in accordance with the following regulations:  

1. Uses permissible at a service station do not include body or fender work or automobile painting unless 
they are permissible uses within the particular zone. Dismantling of automobiles for the purpose of 
selling parts is prohibited.  

2. All repair work being conducted shall be within a structure which shall be attached to the existing 
service station facility.  

3. Adequate facilities for such repair shall be available.  

4. No outdoor storage of disabled vehicles, vehicles under repair, automobile parts, or repair equipment 
shall be allowed at any time.  

5. Major repairs shall be conducted only between the hours of seven a.m. and seven p.m.  

6. Operations outside permanent structures shall be limited to the dispensing of motor fuels and servicing 
of tires, batteries and/or automobile accessories.  

K. Gasoline Pumps as an Accessory Use. This section shall have no effect on the installation and operation of a 
gasoline pump or pumps, or lube oil drums which are used solely to service the motorized equipment of 
commercial, manufacturing or industrial use of the land upon which the pump or drum is installed; provided, 
however, that the pump or drum shall not be installed or operated on any parcel of land not included within 
the land of the permissible principal use.  

L. Sale of Gasoline as an Accessory Use.  

1. The sale of gasoline as an accessory use to a permitted use shall require the issuance of a conditional 
use permit.  

2. The sale of gasoline as an accessory use will be allowed only in zones in which the sale of gasoline as a 
principal use is allowed.  

M. Sale of Non-automotive Products at Service Stations. The sale of nonautomotive products in service stations 
is permitted as follows:  

1. Such products must be displayed within an enclosed permanent building.  

2. The display area shall be a maximum of two hundred sixteen cubic feet, except that a conditional use 
permit may be issued to authorize additional areas of display, where such use is otherwise permitted 
by this title. The sale of any alcoholic beverages is prohibited, regardless of the display area, unless 
specifically authorized by a conditional use permit.  

N. Lighting.  

1. General. All lighting shall be directed away from adjoining properties and streets and shall be so 
shielded and adjusted that the light is directed to fall only on the same premises upon which the light 
source is located.  
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2. Canopy Lighting.  

a. Lights shall not be mounted on the top or sides of the canopy. The sides shall not be illuminated 
in any manner.  

b. Fuel pump canopies shall not be internally illuminated. Light fixtures shall be completely recessed 
into the canopy so that the light source is concealed.  

O. Enhanced Vapor Recovery Systems (EVR). As required by AST Executive Order VR-401-B adopted by State of 
California Air Resources Board, as of April 1, 2009, all gasoline dispensary facilities with underground storage 
tanks must upgrade to an Enhanced Vapor Recovery System (EVR) Phase II. All EVR Systems, including pipes 
that and other components that extend beyond/above the tank, shall be screened from view.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.200 Sidewalk cafés. 

A. Purpose. Sidewalk cafés make a significant contribution to the quality of public spaces and community life. 
They provide an active street frontage that is lively and dynamic. They are natural locations for social 
interaction. The purpose of this section is to provide procedures for and standards to encourage the 
establishment of sidewalk cafes wherever permitted.  

B. Permit Requirements. A sidewalk café shall require the approval of a right-of-way permit as specified by an 
established right-of-way enhancement program.  

C. Review Authority. A sidewalk café may be approved by the planning division if it is determined that the 
proposed café is in conformity with all of the requirements of this section. An encroachment permit must 
thereafter be obtained from the city council.  

D. Limitations and Requirements.  

1. Where Permitted. A sidewalk café may be permitted only in a zoning district that allows indoor 
restaurants, and then only if the sidewalk café is situated adjacent, as specified below, to an indoor 
restaurant and the sidewalk café's operation is incidental to and a part of the operation of such 
adjacent indoor restaurant.  

a. A sidewalk café may be located on the public sidewalk immediately adjacent to and abutting the 
indoor restaurant which operates the café, provided that the area in which the sidewalk café is 
located extends no farther along the sidewalk's length than the actual sidewalk frontage of the 
operating indoor restaurant and all other applicable provisions of this section are fulfilled.  

b. The service of alcoholic beverage to customers using the sidewalk café is prohibited.  

2. Sidewalk Clearances. A sidewalk café may be permitted only where the sidewalk is wide enough to 
adequately accommodate both the usual pedestrian traffic in the area and the operation of fifty 
percent of the sidewalk's width at any point and not less than eight consecutive feet of sidewalk width 
at every point shall be kept clear and unimpeded for pedestrian traffic.  

3. Outdoor Furniture. All tables and chairs comprising a sidewalk café shall be set back not less than two 
feet from any curb and from any sidewalk or street barrier, including a bollard, and shall not be 
situated within eight feet of any designated bus stop. All outdoor dining furniture, including tables, 
chairs, umbrellas, and planters, shall be movable. All outdoor furniture must be of commercial quality 
to withstand the wear of outdoor use; plastic tables and chairs are not permitted. Outdoor furniture 
should be complimentary to the adjoining indoor business design and make a positive contribution to 
the street environment. Umbrellas must be secured with a minimum base of not less than sixty 
pounds. Outdoor heaters, music, or speakers are prohibited.  
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4. Signage. No signing shall be allowed at any outdoor café except for the name of the establishment on 
an awning or umbrella fringe.  

5. Food and Beverages. A sidewalk café may serve only food and nonalcoholic beverages prepared or 
stocked for sale at the adjoining indoor restaurant.  

6. Service Requirements. The outdoor preparation of food and busing/server stations are prohibited at 
sidewalk cafes. The presetting of tables with utensils, glasses, napkins, condiments, and the like is 
prohibited. All exterior surfaces within the café shall be easily cleanable and shall be kept clean at all 
times by the permittee. Trash and refuse storage for the sidewalk café shall not be permitted within 
the outdoor dining area or on adjacent sidewalk areas and the permittee shall remove all trash and 
litter as they accumulate. The permittee is responsible for maintaining the outdoor dining area, 
including the sidewalk surface and furniture and adjacent areas in a clean and safe condition.  

7. Hours of Operation. Sidewalk cafes may only operate between the hours of seven a.m. and ten p.m. 
and shall be setback a minimum of one hundred fifty feet from the property line of any parcel occupied 
by a detached single-family residence. Tables, chairs, and all other furniture used in the operation of an 
outdoor café shall be removed from the sidewalk and stored indoors at night and whenever the café is 
not in operation.  

E. Power to Suspend Operation of Sidewalk Café. The city shall have the right and power, acting through the 
city manager or his/her designee, to suspend the operation of a sidewalk café at any time because of 
anticipated or actual problems or conflicts in the use of the sidewalk area. Such problems and conflicts may 
arise from, but are not limited to, scheduled festivals and similar events, or parades or marches, or repairs to 
the street or sidewalk, or from demonstrations or emergencies occurring in the area. To the extent possible, 
the permittee shall be given prior written notice of any time period during which the operation of the 
sidewalk café will be suspended by the city, but any failure to give prior written notice shall not affect the 
right and power of the city to suspend the café's operation at any particular time.  

F. Findings and Conditions. In connection with granting approval for a minor use permit for a sidewalk café, the 
planning division shall make findings that the proposed operation meets the limitations of this section and 
may impose conditions in granting its approval as deemed are needed to ensure that the proposed operation 
will meet the operating requirements and conditions set forth in this section and to assure that the public 
safety and welfare will be protected.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2017-2440, § 5, 10-17-2017) 

18.30.210 Small wind energy systems. 

A. Purpose. The intent of the section is to allow for the limited use of wind turbines or windmills throughout the 
city for the purpose of small- scale generation of electricity to serve the needs of a home, institutional or 
open space land use, or business. These provisions are intended to ensure that such facilities are well 
designed, carefully sited, and operated in a manner that will not pose a nuisance or hazard to the general 
public or nearby neighbors. In addition, these provisions are intended to preserve and protect public health 
and safety without significantly increasing the cost or decreasing the efficiency of small wind energy systems.  

B. Definitions.  

1. "Roof peak" is the highest point of a roof excluding any architectural feature such as a cupola, parapet, 
turret, tower, elevator shaft enclosure, or similar architectural embellishment.  

2. "Small wind energy system" means a wind energy system consisting of a single wind turbine, tower, 
and associated control or conversion electronics providing electricity for a home, accessory dwelling 
unit, multi-family residential building, or small business.  
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3. "Total height" means the vertical distance from ground level to the tip of a fully extended wind turbine 
blade at its highest point.  

4. "Tower" means a freestanding structure that supports a wind turbine.  

5. "Wind energy system" means equipment that converts and then stores or transfers energy from the 
wind into usable forms of energy and includes any base, blade, foundation, generator, nacelle, rotor, 
tower, transformer, turbine, vane, wire, or other component used in the system.  

6. "Wind turbine" means the mechanical and electrical conversion components mounted at the top of a 
tower in a wind energy system.  

C. Small Wind Energy System Standards. A small wind energy system shall be a permitted use in all zoning 
districts subject to the following requirements:  

1. Lot Size and Maximum Height.  

a. Small mono-pole wind energy systems shall be subject to the height limit of the underlying zone. 
One mono-pole wind energy system is permitted for each half-acre or portion thereof not to 
exceed three. Wind turbine systems shall comply with the FAA height regulations and coastal 
zone requirements.  

b. Roof-mounted wind energy systems shall be allowed on any lot size with a total height limit of 
ten feet above the peak of the roof and located the furthest distance from adjacent residences.  

2. Setbacks.  

a. A wind tower shall be set back a distance equal to the total height to the top of a fully extended 
blade from any public right-of-way or overhead utility lines and all property lines.  

b. No part of the wind system structure, including guy-wire anchors, may extend closer than 
accessory building setbacks of the appropriate zone to the property lines of the installation site.  

3. Access. All ground mounted electrical and control equipment shall be secured to prevent unauthorized 
access and the tower shall be designed and installed so as not to provide step bolts or a ladder readily 
accessible to the public for a minimum height of eight feet above the ground.  

4. Noise. Small wind energy systems shall comply with the noise ordinance of the National City Municipal 
Code.  

5. Approved Wind Turbines. Small wind turbines must be approved by the emerging technologies 
program of the California Energy Commission or any other small wind certification program recognized 
by the American Wind Energy Association.  

6. Appearance.  

a. The wind generator and tower shall be painted in subdued tones of white, silver, light grey, or 
light blue or the manufacturer's original paint or finish shall be permitted if it complies with the 
subdued tones identified herein or should be designed and painted a color that blends with the 
surrounding natural or manmade features.  

b. Where mounted on a building, the installation shall be well integrated with the architecture of 
the building.  

7. Safety Precautions.  

a. A wind energy system shall be equipped with manual and automatic overspeed controls to limit 
the rotational speed of the blade within the design limits of the rotor.  

b. All wind towers shall have lightening protection.  
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c. If a wind tower is supported by guy wires, the wires shall be clearly visible to the height of at least 
six feet above the guy wire anchors.  

d. The minimum distance between the ground and any part of the rotor blade system shall be 
fifteen feet.  

e. A six-feet-high fence with a locking gate shall be placed around the system's tower base.  

D. Permits.  

1. Small roof mounted wind energy systems are an accessory use permitted in all zoning districts. No 
small wind energy systems shall be erected, constructed, or installed without first receiving a building 
permit from the appropriate city authority. A building permit shall also be required for any 
modification to an existing small wind energy system.  

2. Small mono-pole wind energy systems and meteorological towers shall not be erected, constructed, or 
installed without first receiving a conditional use permit and a building permit from the appropriate 
city authorities. A building permit shall also be required for any modification to an existing system.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.220 Telecommunications facilities. 

A. Purpose. The purpose and intent of this section is to provide a uniform and comprehensive set of standards 
for the development, siting, and installation of wireless telecommunications facilities and antenna 
installation. These regulations are intended to protect and promote the public health, safety, and welfare of 
the residents of National City and to preserve community character and protect aesthetic quality in 
accordance with the guidelines and intent of the Telecommunications Act of 1996 and to encourage siting in 
preferred locations to minimize aesthetic impacts and to minimize the intrusion of these uses into residential 
areas.  

B. Commercial Telecommunications Facilities on Private PropertyCommercial Telecommunications Facilities.  

1. Telecommunication facilities are subject to a conditional use permit and design review and shall 
comply with all applicable provisions of this section.  

2. Design guidelines for commercial facilities. To the greatest extent possible, commercial 
telecommunication facilities shall be sensitively designed and located to be compatible with and 
minimize visual impacts to surrounding areas, including public property. To this end, each facility shall 
comply with the following design guidelines.  

a. Innovative design solutions that minimize visual impacts should be utilized; stealth solutions 
where facilities are not detectable are especially encouraged.  

i. A good faith effort in achieving co-location shall be required of the host entity. Requests for 
utilization of facility space and response to such requests shall be made in a timely manner 
and in writing and copies shall be provided to the city. Co-location is not required in cases 
where the visual impacts are found to be substantial, the facility cannot reasonably 
accommodate additional facilities, or where good faith lease arrangements fail.  

ii. All properties found suitable for co-location and multiple users shall be designed to 
promote facility and site sharing. To this end telecommunication facilities and necessary 
appurtenances, shall be shared by site users, when in the determination of the planning 
commission, as appropriate, this will minimize overall visual impacts to the community.  

b. Telecommunication facilities shall be as small as possible and the minimum height necessary 
without compromising reasonable reception or transmission.  

Page 1478 of 1838



 
 

 
    Created: 2021-05-11 11:41:15 [EST] 
(Supp. No. 57) 

 
Page 140 of 295 

c. Antennas and their support structures should be located on the rear half of property or 
structures when reasonable transmission and/or reception would not be impaired and when 
visual impacts would be reduced, unless no other feasible alternative location exists.  

d. Telecommunication facilities and appurtenances should not be situated between the primary 
building on the parcel and any public or private street adjoining the parcel.  

e. Telecommunication facilities should be located and designed to avoid blocking and/or 
substantially altering scenic views.  

f. Building mounted telecommunication facilities are encouraged rather than telecommunication 
towers.  

g. Building mounted telecommunication facilities should be integrated with existing structures.  

h. Telecommunication facilities should be designed and painted a color that blends with the 
surrounding natural or manmade features.  

i. Telecommunication facilities and appurtenances shall be screened by existing and/or proposed 
structures and landscaped to the extent possible without compromising reception and/or 
transmission.  

j. The design of fencing, landscaping, and other screening for telecommunication facilities shall be 
integrated and compatible with surrounding improvements.  

k. Multiple telecommunication facilities of reduced heights are encouraged to cover a service area 
where the visual impacts would be less than a single larger and more visually obtrusive tower.  

l. Co-location of commercial telecommunication towers and the use of the same site by multiple 
carriers is encouraged where feasible and found to be desirable.  

m. Monopoles or guyed/lattice towers are discouraged except where satisfactory evidence is 
provided demonstrating that a self-supporting tower is needed to provide the height and/or 
capacity necessary for the proposed facility and visual impacts would be minimized.  

n. All utility lines serving the facility shall be under-grounded.  

o. Each commercial telecommunication facility shall be installed in a manner that will maintain and 
enhance existing native vegetation. Suitable landscaping to screen the facility shall also be 
installed where necessary.  

p. All major commercial telecommunication facilities, other than government owned facilities, shall 
be prohibited in residential zones.  

q. All major commercial telecommunication facilities shall be located at least 75 feet from any 
habitable structure, except for a habitable structure on the property in which the facility is 
located.  

3. Commercial transmission towers are prohibited.  

4. Telecommunication facilities shall conform to the requirements of the FCC.  

C. Amateur Radio and Citizen's Band Antennas. Amateur radio and citizen's band antennas shall comply with 
the following regulations, and all other applicable requirements of this section.  

1. The following amateur radio and citizen band facilities require site plan review only:  

a. An antenna facility that is not within the public view provided the facility otherwise complies with 
all other applicable provisions of this section. It shall be the responsibility of the applicant to 
prove that the proposed facility will not be in public view.  
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b. No more than one ground mounted antenna per parcel, not to exceed thirty feet in height 
setback a distance equal to the height of the facility from the property line.  

c. No more than one building mounted antenna per parcel, not to exceed twelve feet in height 
above the highest part of the building.  

D. Receive-Only Television and Radio Antennas. Receive-only TV and radio antennas shall comply with the 
following regulations, and all other applicable requirements of this section.  

1. The following facilities require site plan review only provided they comply with subsection (E):  

a. An antenna that is not within the public view provided the facility otherwise complies with all 
other applicable provisions of this section. It shall be the responsibility of the applicant to prove 
that the proposed facility will not be in public view.  

b. Ground mounted facility that is a satellite dish one meter (3.28 feet) or less in diameter.  

c. Building mounted facility that is a satellite dish one meter (3.28 feet) or less in diameter.  

E. Development Criteria for All Facilities. Each antenna and other telecommunications facility, including exempt 
facilities, shall comply with the following requirements.  

1. The antenna shall be accessory to the primary use of the property which is not a telecommunications 
facility.  

2. No more than one citizen band, amateur radio, receive only TV or radio antenna tower is allowed per 
parcel.  

3. Telecommunication facilities shall not be located within any setback area required by the applicable 
zoning district.  

4. Antennas and appurtenances should not be installed between the primary structure and any private or 
public street adjoining the parcel unless sufficiently screened, and no other feasible alternative exists.  

5. No portion of an antenna array shall extend beyond the property lines of the subject parcel, unless the 
affected property owner has given written consent to the encroachment and the consent has been 
recorded at the San Diego County Recorder. Any consent given under this condition shall set forth a 
procedure by which the consent may be terminated.  

6. The facility shall be as small as possible and the minimum height necessary without compromising 
reasonable reception and/or transmission.  

7. All hardware such as brackets, turnbuckles, clips, and similar items subject to rust or corrosion shall be 
protected by galvanizing or paint.  

8. Satellite dishes shall be painted a color that blends with their surroundings.  

9. Satellite dishes shall not be used as a sign or contain any advertising copy  

10. Facilities shall be screened by existing and/or proposed structures and landscaping to the extent 
possible without compromising reception and/or transmission.  

11. Each facility shall comply with all federal, state, and city codes, including FCC and FAA standards.  

F. Permit Requirements. A telecommunications facility shall require conditional use permit approval in 
compliance with this section, if not considered an amateur radio and citizen's band antenna pursuant to 
subsection (C) or exempt pursuant to subsection (D).  

1. Conditional Use Permit Required.  
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a. A conditional use permit is required for all commercial telecommunication facilities. The review 
authority for conditional use permits is the planning commission.  

b. Application requirements for commercial facilities. In addition to the conditional use permit 
application requirements, the following information shall be submitted when applying for a 
telecommunications facility:  

i. A narrative description of the proposed facility, including the type of facility, type of 
technology and consumer services that provider will provide to its customers;  

ii. Area development, service area, and network maps;  

iii. Alternative site or location analysis;  

iv. Title reports; and  

v. Visual impact analysis, including photo montages, field mock upsmockups, line of site 
sections, and other techniques shall be prepared by or on behalf of the applicant which 
identifies the potential visual impacts of the facility, at design capacity. Consideration shall 
be given to views from public areas as well as from private properties. The analysis shall 
assess visual impacts of the facility, and shall identify and include all technologically 
feasible mitigation measures.  

c. Exceptions. Exceptions to the requirements of this section may be granted through conditional 
use permit approval by the planning commission.  

G. Abandonment. Upon abandonment of a telecommunication facility, the facility shall be removed by the 
applicant and/or property owner and, where applicable, the site shall be restored to its natural condition.  

H. Notwithstanding any other provision of this section, all "small wireless facilities" as defined by the FCC in 47 
C.F.R. § 1.6002(l), as may be amended or superseded, shall be subject to permits and other requirements as 
specified in City Council Policy No. 506, which is adopted and may be amended or repealed by a City Council 
resolution. If City Council Policy No. 506 is repealed and not replaced, an application for a small wireless 
facility shall be processed pursuant to this section.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2019-2457, § 3, 5-7-2019) 

18.30.230 Tobacco specialty businesses. 

Tobacco specialty businesses, where permitted pursuant to the Land Use Code, shall comply with the 
following standards:  

1. A conditional use permit is required.  

2. The business shall not be located within one thousand feet of any school, playground, recreation 
center or facility, childcare center, or library in the City of National City.  

3. No alcohol or food may be sold or consumed on the premises.  

4. No person under the age of twenty-one years of age may enter the premises unless that person is 
accompanied by his or her parent or legal guardian.  

5. No more than forty percent of the business’s floor area shall be devoted to the use, display, and/or 
sales of tobacco products and/or paraphernalia. 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2018-2451, § 3, 11-20-2018) 
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18.30.240 Urban agriculture. 

A. Purpose. The purpose of urban agriculture is to ensure that urban garden areas are appropriately located 
and protected to meet needs for local food production, community health, recreation, community 
education, garden-related job training, environmental enhancement, preservation of green space, and 
community enjoyment.  

B. Definitions.  

1. "Coldframe" means an unheated outdoor structure consisting of a wooden or concrete frame and a top 
of glass or clear plastic, used for protecting seedlings and plans from the cold.  

2. "Community farm" is an area of land larger than one acre managed and maintained by an individual or 
group of individuals to grow and harvest food and horticultural products for shareholder consumption 
or for sale or donation. Shareholders may arrange to work on the farm in exchange for a share of the 
crops and/or pay for a portion of the crop in advance. A community farm may be a principal or 
accessory use. Sale and donation of food and horticultural products grown in the community farm may 
occur on-site.  

3. "Greenhouse" means a building made of glass, plastic, or fiberglass in which plants are cultivated.  

4. "Home garden" means a garden maintained by one or more individuals who reside in a dwelling unit 
located on the subject property. Food and horticultural; products grown in the home garden may be 
used for personal consumption or for donation or sale. On-site sales are not permitted. A home garden 
is an accessory use to a principal residential use.  

5. "Hoophouse" means a structure made of PVC piping or other material covered with translucent plastic, 
constructed in a "half-round" or "hoop" shape.  

6. "Neighborhood garden" is an area of land, one acre or less, managed and maintained by an individual 
or group of individuals to grow and harvest food and horticultural products for personal or group 
consumption, for sale or donation. A neighborhood garden may be divided into separate garden plots 
for cultivation by one or more individuals or may be farmed collectively by members of the group. Sale 
and donation of food and horticultural products grown in the neighborhood garden may occur on-site. 
A neighborhood garden may be a principal or accessory use.  

7. "Rooftop garden" means any garden on the roof of a building. Besides the decorative benefit, roof 
plantings may provide food, temperature control, hydrological benefits, architectural enhancement, 
habitats or corridors for wildlife, and recreational opportunities.  

C. Permitted Primary Uses. Cultivation of edible vegetables, flowers, herbs, fruits and other plants in the 
ground, in raised beds, and in greenhouses which may have occasional sales of items at the site. Sale of 
nonagricultural times is prohibited.  

D. Permitted Accessory Uses.  

1. Only the following accessory uses and structures shall be permitted in both neighborhood gardens and 
community farms:  

a. Open space associated with and intended for use as garden areas.  

b. Signs limited to identification, information and directional signs, including sponsorship 
information where the sponsorship information is clearly secondary to other permitted 
information on any particular sign, in conformance with the regulations of the signage sections.  

c. Benches, bike racks, raised/accessible planting beds, compost bins, picnic tables, seasonal farm 
stands, fences, garden art, rain barrel systems, and children's play areas.  

Page 1482 of 1838



 
 

 
    Created: 2021-05-11 11:41:15 [EST] 
(Supp. No. 57) 

 
Page 144 of 295 

d. Buildings, restroom facilities with composting toilets, and planting preparation houses.  

e. Off-street parking and walkways, in conformance with the regulations of Division 4.  

f. Tool sheds and shade pavilions.  

2. Only the following accessory uses shall be permitted on community farms:  

a. Greenhouses, hoophouses, coldframes, and similar structures used to extend the growing 
season.  

b. Buildings limited to barns, restroom facilities with composting toilets, and planting preparation 
houses.  

c. Cold storage.  

d. Packing facilities.  

e. Market stands.  

E. Supplemental Regulations. Uses and structures shall be developed and maintained in accordance with the 
following regulations:  

1. Location. Buildings associated with a community farm or neighborhood garden shall be set back from 
property lines of a residential district a minimum distance of ten feet,  

2. Height. No building or other structure shall be greater than sixteen feet in height.  

3. Building Coverage. The combined area of all buildings, excluding greenhouses and hoophouses, shall 
not exceed fifteen percent of the garden site lot areas for community farms and five percent for 
neighborhood gardens. Buildings and other structures may not exceed 12 feet in height.  

4. Parking and Walkways. Off-street parking shall be permitted only for those garden sites exceeding 
15,000 square feet in lot area. Such parking shall be limited in size to 15 percent of the garden site lot 
area and must be surfaced in accordance with the parking section of this Land Use Code. Walkways 
shall be paved in accordance with the Americans with Disabilities Act (ADA).  

5. Signs. Signs shall not exceed four square feet in area per side and shall not exceed six feet in height.  

6. Farm Stands. Farm stands that sell produce grown on site shall be removed from the premises or 
stored inside a building on the premises during that time of the year when the garden is not open for 
public use.  

7. Interior Fences. Fences around individual garden plots is permitted but not required. Interior fences 
shall be open and shall not exceed four feet in height.  

8. Exterior Fences. Fences located on the perimeter of a community farm or neighborhood garden shall 
not exceed six feet in height, shall be at least fifty percent open if they are taller than four feet, and 
shall be constructed of wood, chain link, or ornamental (tubular) steel. For any garden that is fifteen 
thousand square feet in area or greater and is in a location that is subject to design review and 
approval by the regulating authority, no fence shall be installed without review by the city planning 
division.  

9. Operating Rules. The garden management shall have an established set of operating rules addressing 
the governance structure of the garden, hours of operation, maintenance and security requirements 
and responsibilities; a garden coordinator to perform the coordinating role for the management of the 
community gardens; and, must assign garden plots according to the operating rules established for that 
garden. The name and contact number/address of the garden coordinator and a copy of the operating 
rules shall be kept on file with the city planning division.  
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10. Hours of Operation. Retail sales and all other public use of the farm shall begin no earlier than seven 
a.m. and end by seven p.m. every day of the week.  

F. Certain Activities Prohibited.  

1. Use of insecticides made from synthetic chemical materials is forbidden.  

2. Use of synthetic herbicides and weed killers is prohibited.  

3. Composting of animal parts is prohibited.  

4. Production of intoxicating or poisonous plants is forbidden.  

5. Use of chemical rodenticides, except for those that are acceptable under organic regulations.  

6. Water, fertilizer, and other organic materials shall not drain onto adjacent property.  

7. Use of barbed wire is prohibited.  

G. Procurement of Water.  

1. Procurement of water from public supplies should be negotiated between the Sweetwater Authority 
and the individual or organization conducting agricultural activities on the site.  

2. Use of private sources of water, such as water delivered through a hose from a spigot attached to a 
participant's house, is permitted.  

3. Use of on-site rainwater (i.e., rain barrels) shall be permitted providing it is not maintained for human 
consumption.  

4. The use of water for irrigation shall be in conformance with Section 18.44.190 (Water Efficient 
Landscape Regulations) of this Land Use Code.  

H. Toxic or Flammable Chemicals.  

1. Gasoline used for the operation of lawnmowers or other combustion engine-driven gardening 
machinery must be kept in sealed containers in locked, ventilated structures.  

2. No flammable materials or other chemical except the permitted chemicals mentioned above may be 
used or stored for an urban agriculture land use.  

I. Machinery. Tractors, lawnmowers, and other farm-related machinery may be used and stored a long as they 
are in good working order and do not create a nuisance as defined elsewhere in the Municipal Code.  

J. Prevention of Growth of Poisonous or Injurious Weeds.  

1. Parties using or otherwise occupying urban agriculture land uses are responsible for preventing the 
growth of those weeds defined as poisonous or injurious.  

2. Invasive species as defined by the California Native Plant Society and San Diego County American 
Society of Landscape Architects are not permitted and shall be promptly removed from the site.  

K. Handling and Preparation of Food for Sale. Refer to county health department for rules regarding food and 
food establishments. These rules are to apply where parties involved in agriculture activities seek to sell food 
on-site.  

L. Soil Dangers and Toxicity.  

1. Prior to implementing neighborhood gardens and community farms and before any food products may 
be grown in topsoil, such soil should be tested for contaminants that would render it unsuitable for 
cultivation, including, but not limited to: lead and other toxic heavy metals; industrial solvents; 
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gasoline; perclorethylene; and other chemicals that can be transmitted to people via soil contact or 
consumption of foods grown in such soil.  

2. Area of dry, loose soil that may be moved by wind should be covered by mulch or plastic or otherwise 
confined.  

M. Rooftop Gardens. For multi-unit residential buildings and residential care facilities, rooftop gardens are 
highly encouraged. Rooftop gardens are also permitted on nonresidential buildings. Rooftop gardens can be 
grown in containers or as a "green roof system." A rooftop must be structurally capable of supporting the 
additional weight of a rooftop garden and the people who use them. Rooftop gardens should:  

1. Be accessible to all residents of a residential building.  

2. Have access to water.  

3. Be provided with a storage area for equipment, material, and gardening tools.  

4. Have a minimum safety enclosure of forty-two inches in height.  

5. Be provided with shade if used by the elderly.  

6. Be provided with a composting bin or bins.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.250 Veterinary hospitals and clinics. 

A. Restriction on Types of Animals Served. Veterinary clinics shall be limited to serving only those kinds of small, 
domesticated animals or household pets commonly maintained in residence with man.  

B. Conditional Use Permit Required. Veterinary hospitals or clinics shall be subject to the issuance of a 
conditional use permit. In addition to complying with the provisions of a conditional use permit, such uses 
shall:  

1. Be located no closer than one hundred feet to any residential zone, or to any restaurant, hotel or 
motel;  

2. Show that adequate measures and controls have been taken to prevent offensive noise and odor;  

3. Not allow the incineration of refuse or animal carcasses on the premises;  

4. Not be operated as a kennel.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.260 Neighborhood corner stores. 

A. Purpose. The neighborhood corner store is established largely to serve adjacent residential neighborhoods. 
The corner store allows for a small convenience store.  

B. Applicability.  

1. Neighborhood corner stores are permitted in all residential zones, but limited to the following corner 
sites:  

a. Intersections of an arterial streets with an arterial street;  

b. Intersections of an arterial street with a collector street;  
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c. Intersections of a collector street with a collector street.  

2. The Circulation Element of the General Plan identifies the locations of all arterial and collector streets.  

C. Definition. A small retail business (three thousand square feet maximum) located in a residential area 
established for the sale of convenience goods limited to food, groceries, non-alcoholic beverages, toiletries, 
cleaning products, magazines and newspapers, indoor vending/ATM machines, lottery tickets, over-the-
counter medication, and any other products determined by the city to be of the same general character as 
those listed here. The space devoted to the sale of non-food items shall be limited to ten percent of the gross 
floor area. Corner stores are strongly encouraged to provide fresh produce. Outdoor vending machines are 
not permitted. A corner store may include a single residential unit. A corner store may be accessory to a 
residential unit.  

D. Permitted Locations. Neighborhood corner stores are permitted in residential zones at intersections of 
collector and/or arterial streets with a Minor Use Permit.  

E. Setbacks.  

1. Front and corner side setback. Buildings shall be located between zero feet and ten feet from the front 
and/or corner side property line.  

2. Side/rear setbacks. A corner store shall meet the minimum standards for setbacks of the residential 
zoning district that it is located.  

F. Parking. Parking is allowed in rear yards but may be permitted in side yards by conditional use. Use of on 
street parking to meet the parking requirements of corner stores is permitted; however, the number of on 
street parking spaces used to meet the parking requirements may not extend further than twenty feet 
beyond the edge of the corner store parcel.  

G. Architectural Standards.  

1. Building Footprint. The building footprint for any individual nonresidential building shall not exceed 
three thousand square feet. The maximum length of building frontage is seventy-five feet.  

2. Building Character. New buildings and renovations to existing buildings shall be harmonious with the 
character of nearby residential neighborhoods.  

3. Drive-through Facilities. Drive through facilities are not permitted.  

4. Outdoor Uses. Outdoor uses such as seating and display of fresh produce and flowers may be 
established consistent with Section 18.30.150 (Outdoor Display of Merchandise). Outdoor display of 
produce and flowers is limited to a maximum length of fifteen percent of the front facing building 
façade or fifteen percent if the façade facing a parking lot. Produce and flowers shall not obstruct the 
flow of pedestrian traffic.  

H. Performance Standards.  

1. Lighting. Lighting for the neighborhood corner store shall be appropriately shielded to not negatively 
impact the residential neighborhood.  

2. Hours of Operation. Neighborhood corner stores are only permitted to operate between the hours of 
seven a.m. to ten p.m. A neighborhood corner store shall be allowed to operate so that neighboring 
residents are not exposed to offensive noise, especially from traffic, routine deliveries or late night 
activity.  

3. Noise. All neighborhood corner stores shall comply with the noise standards contained in Title 12. No 
amplified sound including music shall be audible to neighboring residents.  
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4. Sale of Beer, Wine, and Alcohol Prohibited. Neighborhood corner stores are not permitted to sell beer, 
wine, or other alcohol. Neighborhood corner stores shall not be permitted to apply for a conditional 
use permit to sell beer, wine, or other alcohol.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.270 Motels. 

A. Construction or Expansion. Any proposal for the construction or expansion of a motel in any zone shall 
comply with the following standards:  

1. All motels shall have a manager's apartment.  

2. Kitchen or kitchenette facilities are prohibited in all but the resident manager's unit.  

3. All motels shall be located on lots that are at least twenty thousand square feet in size and the 
minimum number of units provided shall be twenty.  

4. Motel rooms shall be at least three hundred square feet in size including the bathroom.  

5. A swimming pool at least five hundred twenty-five square feet in size shall be provided on all sites.  

6. On-site parking shall be provided in accordance with Division 4.  

7. Landscaped areas shall be provided per Division 4.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.280 Markets that sell seafood. 

Markets that sell fresh or frozen seafood that are less than twenty-five thousand square feet in area shall be 
located a minimum distance of three hundred feet from any residentially zoned properties. A conditional use 
permit shall be required for all markets that sell fresh or frozen seafood. This section shall not apply to 
manufacturers' of prepackaged frozen products.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.290 Bed and breakfast inns. 

A. Conditions for Operating a Bed and Breakfast Inn.  

1. Permitted in any residence listed on the city's list of historic properties subject to the issuance of a 
conditional use permit.  

2. Operated as an accessory use to the owner's residential use. The bed and breakfast inn shall be 
operated by the owner of the property only.  

3. Check-in/check-out time shall be between nine a.m. and eight p.m. only.  

4. Breakfast shall be the only meal served to guests.  

5. No long-term rental of rooms shall be permitted. The maximum stay for guests shall be seven days.  

6. No cooking facilities shall be allowed in the guest rooms.  

7. If the use at any time becomes unduly intrusive to the neighborhood, the permit may be revoked at 
the discretion of the planning commission. The decision of the planning commission shall be final.  
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8. The historic character of the structure shall be maintained.  

9. Bed and breakfast inns shall comply with all applicable adopted city fire and building codes.  

10. The number of rooms permitted in the bed and breakfast inn shall be specified in the conditional use 
permit.  

B. Design Requirements. The following design requirements shall apply to all bed and breakfast inns:  

1. Parking shall be provided at a ratio of one off-street parking space for each guest room plus two spaces 
for the owner's unit. In addition, one space shall be provided for each employee of the shift of 
maximum employment.  

2. One sign shall be permitted subject to approval of the planning commission at the time of the 
conditional use permit consideration. Such sign shall be compatible with the historic character of the 
structure in design, color and materials. The sign shall not exceed twelve inches wide by sixteen inches 
long and shall be mounted at a maximum height of four feet. Modification of the sign, at a later time, 
shall be subject to approval of the city manager or his/her designee in accordance with site plan 
review.  

3. Bed and breakfast inns shall comply with the design regulations for the underlying zone in which the 
site is located.  

4. Bed and breakfast inns shall be subject to the provisions of site plan review.  

C. Preliminary Departmental Review. Prior to submittal for a conditional use permit to operate a bed and 
breakfast inn, the applicant may request that the building official, or his/her designee, and the fire marshal, 
or his/her designee, conduct an inspection of the proposed bed and breakfast inn. After such inspection the 
applicant will be notified of the findings of the preliminary inspection and given a tentative list of 
modifications that will be required for the structure as conditions of the conditional use permit. Upon 
submission of the conditional use permit application and review by the departments, the above list may be 
added to or deleted from. The planning commission shall consider the findings of the director of building and 
safety and the fire chief when considering the conditional use permit.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.300 Solar energy systems. 

Solar collectors are permitted outright as an accessory use to any principal use subject to the following 
standards: Solar collectors are not considered as "reflective roofing materials" and there is no limit to the specific 
percentage of roof coverage.  

A. Allowed Height of Solar Energy Systems.  

1. Single-family: Except within the coastal zone, photovoltaic solar energy systems may extend up to five 
feet above the height limit in the zoning district. Solar water or swimming pool heating systems may 
extend up to seven feet above the height limit in the zoning district;  

2. All Other Properties: Except within the coastal zone, photovoltaic solar energy systems may extend up 
to five feet above the roof surface on which they are installed, even if this exceeds the maximum 
height limit in the district in which it is located. Solar water or swimming pool heating systems may 
extend up to seven feet above the roof surface on which they are installed even if this exceeds the 
maximum height limit in the district in which it is located.  

B. Side and Rear Yard Setbacks.  
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1. Excluding solar collector panels, solar energy system equipment may be installed within the required 
side and rear yard but shall not be closer than three feet to any property line.  

C. Visibility of Solar Energy Systems.  

1. Excluding solar collector panels, their necessary support structure, and conduit, solar energy systems 
shall not be visible from the public right-of-way adjacent to the front property line.  

2. Solar collector panels, their necessary support structure, and conduit, shall be installed in the location 
that is the least visible from abutting streets directly facing the subject property so long as installation 
in that location does not significantly decrease the energy performance or significantly increase the 
cost of the solar energy system as compared to a more visible location.  

3. Solar collector panels, not located on the rooftop of a primary structure, garage, or accessory structure 
on lots adjacent to RS-1and RS-2 zones shall be limited to a maximum height of six feet. Solar collector 
panels located in all other zones shall comply with the maximum height permitted for an accessory 
structure in said zone.  

D. Solar Collectors on Historic Properties.  

1. Add solar panels on roof surface or roof surfaces not visible from a public street or park. However, 
solar shingles may be added to a roof surface visible from a public way if low or non-reflective shingles 
are used.  

2. Place solar panels or other solar devices on a non-character-defining roofline of a non-primary 
elevation (not readily visible from public streets). Run solar panels and devices parallel to the original 
roofline.  

3. Set solar panels and solar devices back from the edge of a flat roof to minimize visibility. Panels and 
devices may be set at a pitch and elevated, if not highly visible from public streets.  

4. Select solar panels, solar devices, mechanical equipment and mounting structures with non-reflective 
finishes such as an anodized finish.  

5. Where permitted, paint mechanical equipment attached to the building fascia the same color as the 
fascia in order to blend into the building.  

6. Locate detached arrays of solar panels and solar devices at a historic site in the rear or side yard if the 
arrays are not highly visible from the public streets or public parks and do not detract from other major 
character defining aspects of the site. The location of detached solar arrays should also consider 
visibility from adjacent properties, which shall be reduced to the extent possible while still maintaining 
solar access.  

7. Use solar devices in non-historic windows, walls, siding or shutters that do not face public streets.  

8. Use solar panels and solar devices that are similar in color to roof materials, if available.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.310 Tattoo parlors and body-piercing establishments. 

A. Restrictions.  

1. No tattoo or body piercing establishment shall be located within one-mile of another such 
establishment.  

2. Tattoo parlors and body-piercing establishments shall be located no less than 1,000 feet from a church, 
school, or playground.  

Page 1489 of 1838



 
 

 
    Created: 2021-05-11 11:41:16 [EST] 
(Supp. No. 57) 

 
Page 151 of 295 

3. Tattoo parlors and body-piercing establishments shall be no closer than two hundred fifty feet from a 
residential zone.  

4. No tattoo and body-piercing establishments shall be located east of Interstate 805.  

5. A conditional use permit is required.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.320 Pawn shops and businesses engaged in secondhand dealing and/or the purchase 
and selling of gold and other precious metals. 

A. Restrictions.  

1. No pawn shops and businesses engaged in secondhand dealing and/or the purchase and selling of gold 
and other precious metals shall be located within two thousand feet of another such business. This 
shall not apply to shopping centers of fifty thousand square feet or more.  

2. Pawn shops and businesses engaged in secondhand dealing and/or the purchase and selling of gold 
and other precious metals shall be no closer than two hundred fifty feet from residential zones.  

3. No pawn shop or businesses engaged in secondhand dealing and/or the purchase and selling of gold 
and other precious metals shall be located east of Interstate 805. This shall not apply to shopping 
centers of fifty thousand square feet or more.  

4. A police permit is required, the processing of which shall comply with Business and Professions Code 
Section 21641. The chief of police shall charge a nonrefundable fee(s) or the required renewal fee(s) to 
cover the costs of processing the police permit and actual costs incurred to process the application and 
to collect and transmit the fee charged by the department of justice.  

5. A pawn shop or businesses engaged in secondhand dealing and/or the purchase and selling of gold and 
other precious metals that provides payday lending is not exempt from the regulations of payday 
lenders.  

6. No more than six pawn shops shall be allowed within National City.  

7. All pawnbrokers and secondhand dealers shall require, at minimum, a secondhand dealer license and 
shall abide by state-mandated reporting requirements for secondhand tangible personal property as 
required in the Business and Professions Code.  

a. These requirements shall also be required of retail businesses that offer trade-ins or credit for 
secondhand tangible personal property.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2012-2377, § 2, 10-30-2012; Ord. No. 2020-2481, § 2, 5-19-2020) 

18.30.330 Payday lenders. 

A. Restrictions.  

1. No more than twelve payday lending establishments shall be allowed within National City.  

2. Payday lenders shall be located within shopping centers of fifty thousand square feet or more and 
within a multi-tenant building.  

3. A conditional use permit is required.  

4. A pawn shop which provides payday lending is not exempt from these regulations.  
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(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.340 Medical marijuana dispensaries. 

A. Prohibition.  

1. Medical marijuana dispensaries are prohibited.  

B. Definitions.  

1. For purposes of this section, "medical marijuana dispensary" shall mean a facility where marijuana is 
made available for medical purposes in accordance with Section 11362.5 of the California Health and 
Safety Code.  

2. For purposes of this section, "marijuana" shall have the same meaning as the definition of that word in 
Section 11018 of the California Health and Safety Code.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.345 Medical Marijuana Cultivation. 

A. Prohibition.  

1. Cultivation of marijuana for medicinal purposes is prohibited.  

2. Cultivation of marijuana is prohibited regardless of purpose.  

B. Definitions. For the purpose of this section the following definitions shall apply:  

1. "Cultivation of marijuana" shall mean the planting, growing, cultivating, harvesting, drying, or 
processing of marijuana.  

2. For purposes of this section, "marijuana" shall have the same meaning as the definition of that word in 
Section 11018 of the California Health and Safety Code.  

(Ord. No. 2016-2409, § 1, 1-19-2016) 

18.30.350 Auto body uses. 

A. General Operation and Maintenance.  

1. A separate business license shall be required of all autobody businesses operating within the city.  

2. An integrated maintenance and operational plan (IMOP) shall be required of all new autobody 
businesses. The IMOP shall be maintained on site and provided upon request. The plan shall be in 
addition to, and complementary with, California's required injury and illness program (IIP).  

3. All autobody activities shall be conducted entirely within a building. All sanding, mixing and other pre-
painting activities, as well as painting activities, are prohibited to be performed outside of a building,  

B. Air Pollution.  

1. Separate spray booths and mixing rooms shall be required. Paint spray booths shall include appropriate 
ventilation and filtration systems, as well as exhaust filters and/or overspray arrestors.  

2. Low-volatile organic compound (VOC)-content paints shall be utilized for all painting processes (e.g., 
pretreatment coating, primer, paint).  
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3. All relevant federal, state and/or local air quality authority permits shall be required for new and 
renewing businesses. All such permits shall be kept current and copies provided with the application 
for or annual renewal of a city business license.  

4. Emissions shall be at least ninety-eight percent efficient in accordance with the National Emission 
Standards for Hazardous Air Pollutants (NESHAP), Subpart HHHHHH, or current standard in place at the 
time of application.  

C. Hazardous Materials.  

1. Where possible, hazardous materials, such as used oil, used oil filters, antifreeze, solvents and other 
materials, shall be recycled. During storage prior to recycling, all waste fluids shall be stored in separate 
containers.  

2. All flammable or combustible materials shall be stored a minimum of fifty feet from the front property 
line. All such storage shall comply with the adopted Uniform Fire Code.  

3. Prep stations or work areas which allow sanding, mixing and other pre-painting activities shall be 
separated from open work areas. All such prep stations shall be located within separate and properly 
ventilated areas of the facility where hazardous materials can be controlled.  

4. Where practical, floor drains shall not be installed in spray booth areas. If floor drains are necessary, a 
control system shall be installed that captures and contains waste streams.  

5. Floor drains cannot connect to stormwater or sanitary sewer systems near any spray booth areas, 
hazardous material storage areas (e.g., mixing rooms), or hazardous waste storage areas.  

6. All new autobody facilities shall use reusable cloth rags and towels. Rags and towels for disposal shall 
be stored in a marked container and disposed of at an approved facility.  

7. All waste streams, including paints, solvents and automobile fluids, shall be separated and clearly 
labeled. All containers shall remain closed except when adding or removing waste.  

D. Parking and Site Layout.  

1. Parking for auto body uses shall be provided at a ratio of one parking space per five hundred square 
feet of gross floor area. All such parking area shall be located at the rear of the property.  

2. Separate ingress and egress shall be provided for new auto body uses. Driveways shall be designed so 
that vehicles exiting the property may do so in a forward direction.  

3. Auto body uses shall be located a minimum of five hundred feet from schools or residential properties, 
as measured from property line to property line.  

4. Vehicle access doors (e.g., bay doors, garage doors, roll-up doors) shall be located at the rear of the 
property. In the case of a corner lot or non-vehicular right-of-way, other methods of screening may be 
used.  

5. Queuing in front of vehicle entry doors shall be provided for no more than four cars. Vehicles in the 
queue shall not block traffic flow on the property. The queuing area shall be a minimum of twenty-four 
feet wide and a maximum of one hundred four feet long.  

6. All vehicle loading and unloading areas shall be located behind the building.  

E. Noise.  

1. All repair activities shall be in accordance with Title 12 (Noise Control) of the National City Municipal 
Code.  

F. Vehicle Storage.  
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1. All new auto body uses shall provide a minimum of five hundred square feet and a maximum of two 
thousand square feet of vehicle storage area.  

2. Vehicle storage time shall not exceed thirty days. Vehicles awaiting repair shall be stored in a 
designated storage area and shall not be stored in parking or other open areas.  

3. No vehicles shall be stored on adjacent streets or within the public right-of-way.  

G. Security and Fencing.  

1. All vehicle storage areas shall be screened from adjacent properties.  

2. Fencing or screening shall be solid and decorative in nature, and shall be a minimum of six feet high 
and a maximum of eight feet high.  

H. Pollution Prevention.  

1. No hazardous materials shall be released into any groundwater system. Waste disposal systems 
including, but not limited to, discharge pits, dry wells, cesspools, septic system drain fields or shallow 
injection wells are prohibited.  

2. Floor drains shall connect to a holding area or separator to collect waste, which shall be disposed of 
separately.  

3. A storm water pollution prevention plan (SWPPP) shall be required for all new autobody businesses. 
The SWPPP shall be consistent with Chapter 14.22 of the National City Municipal Code and shall be 
available at any time for review by city inspectors.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.30.360 Fast food eating places. 

A. Additional Notice Required. In addition to notices required pursuant to Section 18.12.050, written notice for 
a public hearing on a conditional use permit for a fast food eating place shall be provided to occupants of 
property within a radius of three hundred feet of the exterior boundaries of the property where the fast food 
eating place will be located.  

B. Fast food eating places shall be located a minimum of three hundred feet from any residential zoned 
properties, except for those located within the MXC 2 or MXD 2 zone.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2013-2383, § 2, 9-3-2013) 
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18.30.370 Massage establishments. 

Massage establishments may be located in any zone where medical offices are permitted in accordance with 
Chapters 10.70 and 10.79.  

(Ord. No. 2019-2455, §§ 5, 7, 1-22-2019) 

18.30.380 - Accessory Dwelling Units. 

A. Purpose. The purpose of this section is to provide for the construction of Accessory Dwelling Units (ADUs) in 
areas zoned to allow residential uses pursuant to Government Code Section 65852.2. ADUs help advance the 
goals and policies of the City’s Housing Element by: 

1. Providing an affordable type of home to construct without the cost of acquiring new land, dedicated 
parking, and costly infrastructure; 

2. Accommodating new housing units while preserving the character of existing neighborhoods; 

3. Allowing efficient use of the city's existing housing stock and infrastructure; 

4. Providing housing options and choices that respond to varying income levels, changing household sizes 
and lifestyle needs; and, 

5. Providing a means for residents—particularly seniors, single parents, young singles, and younger 
couples—to remain in their homes and neighborhoods, and obtain and preserve income, security, 
companionship, and assistance. 

B. Consistency with state law. This section is intended to be consistent with Government Code Section 65852.2. If 
inconsistency is found with this section and state law, state law shall prevail. 

C. Definitions. For the purposes of this section Accessory Dwelling Unit (ADU) is defined in Section 18.50.010. 

D. ADUs permitted. 

 1. One ADU is permitted on a lot if all the following are met: 

a. The lot includes a proposed or existing dwelling. 

b. The lot is in a zone that allows for a residential use as indicated in Table 18.20.020. 

c. The proposed ADU is located where the city manager or his/her designee has not determined that 
public utilities or services are inadequate or the ADU will adversely impact traffic flow or public 
safety. 

d. The ADU meets the standards of subsection F.

 
2. Two detached ADUs are permitted on a lot with a multi-family residential use if all the following are 

met: 

a. The lot includes an existing multi-family residential dwelling. 

b. Each ADU does not exceed a total floor area of 1,200 square feet and 16 feet in height. 
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3. Multiple ADUs are permitted within the portions of existing multi-family residential structures that are 
not used as livable space, including, but not limited to, storage rooms, boiler rooms, passageways, 
attics, basements, or garages, if each unit complies with state building standards for dwellings. 

a. At least one ADU is permitted within an existing multi-family residential structures and up to 25 
percent of the existing number of multi-family dwelling units is allowed. 

E. Review. The approval of an ADU is subject to a ministerial decision process outlined in Section 18.12.030. For 
the purposes of this subsection, a staff person designated by the city manager shall review and act on a 
building permit application for an ADU within 60 days after a complete application is received. An ADU 
proposed with a permit application for a new primary dwelling shall not be approved until the primary 
dwelling receives approval. An applicant may request a variance subject to Section 18.12.120 in conjunction 
with an application for an ADU. 

F. ADU Development Standards. 

1. Density. ADUs are consistent with the allowable density for the lot upon which the ADU is located and 
the ADU is a residential use that is consistent with existing General Plan and zoning designations for 
the lot. 

2. Location. An ADU may be either attached to, or located within, the proposed or existing primary 
dwelling, including attached garages, storage areas, or an accessory structure or detached from the 
proposed or existing primary dwelling and located on the same lot as the proposed or existing 
dwelling. An ADU may be attached to, located within, or detached from an existing or proposed 
primary dwelling unit, including garages and habitable or non-habitable accessory structures. 

3. Parking. No additional parking is required for an ADU. If an ADU is constructed within existing garage or 
covered parking, then no replacement parking spaces may be required. 

4. Height. The maximum height of an ADU is as follows: 

a. On a property with a single-family residential primary dwelling, the height of the ADU, attached 
or detached, shall not exceed the height of the primary dwelling or 16 feet, whichever is greater. 
For an ADU constructed above a garage or on a lot smaller than 5,000 square feet, the height 
shall not exceed 25 feet. 

b. On a property with a multi-family residential structure, the height of a detached ADU shall not 
exceed 16 feet. 

5. Setbacks. 

a. For all ADUs, the front setback shall be a minimum of 15 feet. 

 b. For all ADUs, the exterior and interior side yard setback shall be a minimum of four feet and the 
rear yard setback shall be a minimum of four feet. 

c. No setback shall be required for an existing living area or permitted accessory structure or a 
structure constructed in the same location and to the same dimensions as an existing structure 
that is converted to an accessory dwelling unit or to a portion of an accessory dwelling unit, and a 
setback of no more than four feet from the side and rear lot lines shall be required for an 
accessory dwelling unit that is not converted from an existing structure or a new structure 
constructed in the same location and to the same dimensions as an existing structure. 

6. Landscaping. 

a. One 24-inch box tree shall be planted within the required 15 foot front yard setback for ADUs or 
in the abutting parkway. Existing trees that are at least 15 feet high and 15 feet in width may be 
used to satisfy this requirement. 
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7. Building Design Standards. ADUs shall conform to adopted single-family infill standards in Section 
18.42.070.C. 

8. Size of unit. 

a. The minimum size of an ADU is a total floor area of 150 square feet. 

b. The total floor area of an ADU attached to a primary dwelling unit shall not exceed 50% of the 
total floor area of the existing primary dwelling or 1,200 square feet, whichever is greater, save 
and except (d) below. 

c. The total floor area of a detached ADU shall not exceed 1,200 square feet save and except (d) 
below. 

 d. An ADU constructed within the footprint of an existing dwelling or a detached structure shall not 
be subject to a maximum square footage of total floor area. 

e. As provided in state law, an attached or detached ADU with a maximum size of 850 square feet 
or 1,000 square feet with more than one bedroom shall be permitted in any circumstance subject 
to a maximum height of 16 feet, four foot side and rear setbacks, and compliance with all 
building codes. 

9. A minimum lot size shall not be required for an ADU under this ordinance. 

10. No passageway shall be required for an ADU under this ordinance. 

11. ADUs are only required to provide fire sprinklers if they are required for the primary residence. 

G. Limitations and other requirements 

1. An ADU shall not be sold or otherwise conveyed separate from the primary residence. 

2. An ADU may serve as a rental unit or be occupied by family members, guests, or in-home health care 
providers and others at no cost. 

3. Neither the ADU nor the primary dwelling unit shall be rented for a term of less than 31 days. ADUs on 
multi-family properties shall be subject to this provision, except the restriction shall not apply to 
existing multi-family units. 

4. Owner occupancy of the primary unit or ADU is not required. 

5. Trash and recycling. Receptacles are required and shall conform to the requirements of Section 
7.10.040 of the Code of Ordinances. 

6. Prohibited units. No structure of a temporary nature shall be used as a residence or ADU, neither 
temporarily nor permanently. Refer to Section 18.20.030.A. 

7. Fees. An ADU with less than 750 square feet is exempt from any impact fees imposed by the city. For 
ADUs 750 square feet or more, impact fees shall be charged proportionately in relation to the square 
footage of the primary dwelling unit. 

8. Before a building permit may be issued for an ADU, the record owner shall enter into an agreement 
with the City in a form that is approved by the City Attorney. The agreement shall include the following 
provisions: the ADU may not be sold or conveyed separately from the primary dwelling unit; the 
agreement may be enforced against future purchasers; and the ADU may not be rented for a period of 
less than 31 days. The City shall submit the agreement to the County Recorder for recordation. The 
agreement shall run with the land for life of the ADU. 

H. Nonconforming zoning conditions. The correction of existing nonconforming uses, structures, or parcels 
pursuant to Chapter 18.11 shall not be required as a condition of approval for an ADU. 
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18.30.390 - Junior Accessory Dwelling Units. 

A. Purpose. The purpose of this section is to provide for the construction of Junior Accessory Dwelling Units 
(JADUs) in areas zoned to allow residential uses pursuant to Government Code Section 65852.22. JADUs help 
advance the goals and policies of the City’s Housing Element by: 

1. Providing an affordable type of home to construct without the cost of acquiring new land, dedicated 
parking, and costly infrastructure; 

2. Accommodating new housing units while preserving the character of existing neighborhoods; 

3. Allowing efficient use of the city's existing housing stock and infrastructure; 

4. Providing housing options and choices that respond to varying income levels, changing household sizes 
and lifestyle needs; and, 

5. Providing a means for residents—particularly seniors, single parents, young singles, and younger 
couples—to remain in their homes and neighborhoods, and obtain and preserve income, security, 
companionship, and assistance. 

B. Consistency with state law. This section is intended to be consistent with Government Code Section 
65852.22. If inconsistency is found with this section and state law, state law shall prevail. 

C. Definitions. For the purposes of this section junior accessory dwelling unit (JADU) is defined in Section 
18.50.010. 

D. JADUs permitted. 

1. One JADU is permitted on a lot if the following are met: 

a. The lot includes a proposed or existing single-family dwelling. 

b. The lot is in a zone that allows for a residential use as indicated in Table 18.20.020. 

c. The JADU meets the standards of subsection F. 

d. The proposed JADU is located where the city manager or his/her designee has not determined 
that public utilities or services are inadequate or the JADU will adversely impact traffic flow or 
public safety. 

E. Review. The approval of a JADU is subject to a ministerial decision process outlined in Section 18.12.030. For 
the purposes of this subsection, a staff person designated by the city manager shall review and act on a 
building permit application for a JADU within 60 days after a complete application is received. A JADU 
proposed with a permit application for a new primary dwelling shall not be approved until the primary 
dwelling receives approval. 

F. Development standards. 

1. A JADU may have a total floor area of not less than 150 square feet and not more than 500 square feet, 
and is permitted within an existing or proposed single-family residential dwelling unit. A JADU 
constructed within an existing structure may construct an additional 150 square feet for ingress and 
egress only. 

 2. A JADU shall have a separate exterior entry from the primary dwelling unit and shall provide a kitchen 
or an efficiency kitchen. 

3. Parking. No replacement parking spaces are required when a JADU is created within an existing 
attached garage. 

G. Limitations and other requirements. 
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1. The owner must occupy the single-family residence in which the JADU will be permitted. The owner 
may reside in either the remaining portion of the structure or the newly created JADU. Owner-
occupancy shall not be required if the owner is another governmental agency, land trust, or housing 
organization. 

2. Before a building permit may be issued for a JADU, the record owner shall enter into an agreement 
with the City in a form that is approved by the City Attorney. The agreement shall include the following 
provisions: the JADU may not be sold or conveyed separately from the primary dwelling unit; the 
agreement may be enforced against future purchasers: the JADU shall not be rented for a period of less 
than 31 days; and the record owner shall reside on the premises. The City shall submit the agreement 
to the County Recorder for recordation. The agreement shall run with the land for life of the JADU. 

 

18.30.400 Low Barrier Navigation Centers. 

A. Purpose. This section establishes standards for the development and operation of low barrier navigation 
centers where permitted by right as set forth in Division 2.  

B. Permitted Use. Low barrier navigation centers shall be a permitted and developed consistent with use as 
stipulated in Government CodeConditional Use Permit Sections 65660, 65662, 65664, and 65666, as 
amended.  

- 

the Planning Division the Planning Division 

18.30.410 Transitional/Supportive Housing. 

A. Purpose. This section establishes standards for the development and operation of transitional/supportive 
housing where permitted by right as set forth in Division 2. 

B. Permitted Use. Transitional/supportive housing shall be a permitted and developed use as stipulated in 
consistent with Government Code Sections 65582, 65583, and 65650 - 65656, as amendedin all zones where 
multi-family and mixed uses are permitted --- the Planning Divisionthe Planning Division- Section 
65915(c)(3)the Planning Divisionrelevant City staff . 

 

DIVISION 4. GENERAL DESIGN AND DEVELOPMENT REGULATIONS 

Chapter 18.40 GENERAL STANDARDS 

18.40.010 Purpose. 

This chapter expands upon the standards of Division 2 by addressing details of site planning, building design, 
landscaping, parking and loading, outdoor lighting, and signs and outdoor advertising displays. These standards are 
intended to ensure that all development produces an environment of stable and desirable character, is compatible 
with existing and future development, and protects the use and enjoyment of neighboring properties, consistent 
with the General Plan.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.40.020 Applicability. 

The requirements of this chapter shall apply to existing and new development and land uses and shall be 
considered in combination with the standards for the applicable zone in Division 2 and Specific Use Regulations in 
Division 3. If there is conflict, the standards in Division 3 shall control.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.40.030 Performance standards for all development and land uses. 

A. Purpose. This section provides performance standards that are designed to minimize various potential 
operational impacts of land uses and development within the city, and promote compatibility with adjoining 
areas and land uses.  

B. Applicability. The provisions of this section apply to all new and existing land uses, in all zones, unless an 
exemption is specifically provided.  

C. Noise. No use shall be established nor any activity conducted which violates the standards of the Noise 
Control Ordinance—Title 12 of the Municipal Code.  

D. Air Emissions. Other than as permitted by the County of San Diego Air Pollution Control District, no visible 
dust, gasses, or smoke shall be emitted.  

E. Combustibles and Explosives. The use, handling, storage, and transportation of combustibles and explosives 
shall comply with the Uniform Fire Code and California Code of Regulations Title 19.  

F. Dust. Activities that may generate dust emissions (e.g., construction, grading, commercial gardening, and 
similar operations) shall be conducted to limit the emissions beyond the site boundary to the maximum 
extent feasible. Appropriate methods of dust management shall include the following, subject to approval by 
the building division.  

1. Water all active construction areas twice per day and use erosion control measures to prevent water 
runoff containing silt and debris from entering the streets and storm drain system;  

2. Cover trucks hauling soil, sand, and other loose material;  

3. Pave, water, or apply non-toxic soil stabilizers on unpaved access roads and parking areas;  

4. Sweep and collect (i.e., vacuum) paved access roads and parking areas daily; and  

5. Sweep and collect (i.e., vacuum) streets daily if visible material is carried onto adjacent public streets.  

6. Hydroseed or apply non-toxic soil stabilizers to inactive construction areas;  

7. Enclose, cover, water, or apply non-toxic soil binders to open materials stockpiles;  

8. Limit traffic speeds on unpaved roads to fifteen mph;  

9. Install sandbags or other erosion control measures to prevent silt runoff to public roadways;  

10. Replant vegetation in disturbed areas within ten days after project completion;  

11. Install wheel washers for all exiting trucks, or wash off the tires or tracks of all trucks and equipment 
leaving the site;  

12. Install wind breaks, or plant trees/vegetation at windward sides of construction areas, or avoid 
removing existing vegetation which acts as a windbreak;  
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13. Suspend excavation and grading activity when winds (instantaneous gusts) exceed twenty mph or dust 
clouds cannot be prevented from extending beyond the site; and  

14. Limit area subject to excavation, grading, and other construction activities at any one time.  

15. Limit access to the construction sites, so tracking of mud or dirt on to public roadways can be 
prevented.  

16. Projects that have significant construction period exhaust emissions shall reduce fleet average 
emission rates. Developers or contractors shall provide a plan for approval by the city or SDAPCD 
demonstrating that the heavy-duty (>50 horsepower) off-road vehicles to be used in the construction 
project for more than an accumulated forty hours, including owned, leased and subcontractor vehicles, 
will achieve emission standards similar to in-use equipment that meets CARB certified Tier II standards.  

G. Ground Vibration. No ground vibration shall be generated that is perceptible without instruments by a 
reasonable person at the property lines of the site, except for vibrations from temporary construction or 
demolition activities, and motor vehicle operations.  

H. Light and Glare.  

1. Outdoor lighting shall comply with the requirements of Chapter 18.46 (Outdoor Lighting).  

2. Any operation or activity producing glare shall be conducted or shielded so as not to cause illumination 
in residential zones in excess of five-tenths footcandles. Flickering or intrinsically bright sources of 
illumination shall be controlled so as not to be a nuisance in residential zones.  

3. Illumination levels shall be measured with a photoelectric photometer having a spectral response 
similar to that of the human eye, following the standard spectral luminous efficiency curve adopted by 
the Illuminating Engineering Society of North America (IESNA).  

I. Liquid Waste. No liquid shall be discharged into a public or private body of water, sewage system, 
watercourse, or into the ground, except in compliance with applicable regulations of the Regional Water 
Quality Control Board.  

J. Odor.  

1. No obnoxious odor or fumes shall be emitted that are perceptible without instruments by a reasonable 
person at the property line of the site. For mixed-use buildings, commercial uses that emit odors, such 
as restaurants and nail salons, shall be properly ventilated to as not to impact adjoining residential 
uses.  

2. No use shall be established nor any activity conducted which violates the standards of the Odor Control 
Ordinance—Title 7.08—Environmental Conditions of the Municipal Code.  

K. Radioactivity, Electrical Disturbance or Electromagnetic Interference. None of the following shall be emitted:  

1. Radioactivity, in a manner that does not comply with all applicable State and Federal regulations; or  

2. Electrical disturbance or electromagnetic interference that interferes with normal radio or television 
reception or with the function of other electronic equipment beyond the property line of the site; or 
that does not comply with all applicable Federal Communications Commission (FCC) and other 
applicable state and federal regulations.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.41 SITE PLANNING STANDARDS 
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18.41.010 Purpose. 

The purpose of this chapter is to provide guidance and standards for site planning for nonresidential and 
multi-unit residential development in order to enhance safety, convenience and attractiveness for walking, transit 
use and bicycling; provide safe access to businesses and minimize pedestrian conflicts; and foster an attractive, 
quality environment to foster community pride and attract desired development and uses.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.41.020 Nonresidential site planning standards. 

These standards apply to those areas in the city that will be developed as commercial use without a 
residential component (mixed-use) or areas where only a commercial use is permitted. This section considers two 
basic types of development: freestanding buildings and multi-tenant strip developments including mini-malls.  

A. Shopping Center Development.  

1. When shopping centers are set back from the street with parking in front, thirty percent of the 
street frontage shall be lined with buildings.  

2. Parking lots for shopping centers should provide vehicular connections to adjacent commercial 
projects.  

3. Pedestrian walkways for shopping centers should provide pedestrian connections to adjacent 
uses.  

4. Access drives for commercial centers should be located at least two hundred feet apart and at 
least one hundred feet from any major intersection. Access drives should be located a minimum 
of ten feet from property lines unless a shared drive is provided.  

5. For neighborhood-serving and convenience retail centers and office and institutional 
developments, the first row of parking which is perpendicular to an access drive from a street 
shall be set back at least forty feet from the sidewalk to provide adequate queuing distance from 
the street and for pedestrian safety. Larger community or regional retail centers may require 
significantly more setback area as determined by the engineering division.  

B. Freestanding or "Pad" Buildings.  

1. Except for drive-through/drive-in establishments, parking for freestanding retail or "pad" 
buildings fronting a public street shall be located a maximum of twenty feet from the property 
line. Freestanding buildings adjacent to a public street are discouraged from being separated 
from the sidewalk with parking.  

2. The building entry shall be accentuated with architectural details and landscaping.  

3. Freestanding restaurants may provide outdoor seating at the building entry.  

C. Drive-Through Businesses.  

1. Minimum vehicular queuing distance shall be established through the conditional use permit process.  

2. Drive through business aisles shall have a minimum interior turning radius of twenty-five feet for any 
curves. A smaller radius may be established through the conditional use permit process with the 
approval of the city engineer.  

3. A drive-through window or lane shall not be placed between the right-of-way or internal drive and the 
associated building unless a ten-foot wide landscape strip extending the entire length of the drive-
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through queuing is installed and maintained with a minimum three-foot height continuous hedge and 
ornamental trees spaced a minimum of twenty feet on center.  

D. Industrial Site Planning Standards. Planning standards for industrial buildings and business parks 
include the following:  

1. Services areas shall be located at the sides or rear of buildings. Service areas located at the 
exterior side of buildings shall be screened from view by a combination of screen walls, 
landscaping, and/or portions of the building.  

2. Loading areas must be designed so that trucks will not need to back in from the public street 
onto the site.  

3. Parking for visitors shall be convenient to the main entrance.  

4. Emphasis shall be placed on the building entry.  

5. Buildings should be oriented so as to provide space for plazas and courtyards.  

6. Outdoor storage and equipment shall be screened from public right-of-ways.  

E. Pedestrian Walkways.  

1. A pedestrian walkway within a retail center, office, industrial or institutional development shall 
be a minimum of five feet wide. Pedestrian walkways immediately adjacent to and perpendicular 
to parking stalls shall be a minimum of six feet wide.  

2. Materials for pedestrian walkways may include concrete, concrete pavers, brick, stone or 
combination thereof or materials as approved by the planning division.  

3. A pedestrian walkway shall provide direct pedestrian access from peripheral sidewalks to the 
sidewalks that front on-site buildings and building entrances.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2013-2383, § 3, 9-3-2013) 

18.41.030 Multi-unit residential site planning standards. 

A. Pedestrian Access.  

1. Unit Entries Adjacent to a Street. Multi-unit projects should be designed with each unit adjacent 
to a street having its primary pedestrian entrance from the street sidewalk, or as forecourt 
projects with at least the primary building entrance having access to the street sidewalk. Where 
individual units have access to the street sidewalk, private "front yard" outdoor space may be 
differentiated from the public right-of-way by a porch, or small yard (i.e., patio) enclosed by a low 
wall or fence not to exceed forty-two inches in height.  

2. Pedestrian walkways shall be provided to every unit entry.  

3. Notwithstanding the provisions of Section 4450 et seq., of Chapter 7 of Title 1 of the Municipal 
Code, containing requirements for facilities necessary to assure access and usability for the 
physically handicapped, in all multi-unit residential projects the following provisions shall apply:  

a. Safe, convenient, well-drained pedestrian access to dwelling units, parking lots, and service 
areas, by provision of walks, steps or stepped ramps, so constructed as to assure 
reasonable durability and economy of maintenance, shall be required.  

b. Pedestrian walkways shall be a minimum of thirty-six inches in width.  

c. Pedestrian walkways shall be graded or ramped to no steeper than a one-to-twelve slope.  
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(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.41.040 Common usable open space requirements. 

A. Purpose. The purpose of this section is to prescribe standards for the development of open space areas 
provided for the exclusive use of the occupants of a multi-unit residential building.  

B. Standards.  

1. For projects of three units or more, common usable open space shall be required in a minimum 
amount of three hundred square feet per dwelling unit.  

2. Private usable open space may be substituted for such common usable open space but may not exceed 
one hundred square feet per unit. Each square foot of private usable open space shall be considered 
equivalent to two square feet of required common usable open space, and may be so substituted, 
subject to the minimum requirements for actual common usable open space. All units shall be 
provided with at least sixty square feet of private usable open space.  

3. Both common and private usable open space provided at ground level may be provided in the interior 
side yard and rear yard setback areas, within courts, and within exterior side yard setback areas to 
within five feet of the property line.  

4. Private usable open space provided above the first floor may be located in the front setback area to 
within twelve feet of the front property line.  

5. A minimum of forty percent of the required common usable open space shall be provided outdoors.  

a. Up to 25% of required common usable open space shall be allowed to be a use other than 
recreational or leisure space 

6. Common usable open space areas used for recreational or leisure purposes shall have no dimension 
less than twenty feet.  

7. Private usable open space areas shall have no dimension less than five feet.  

8. See the Westside Specific Plan for other open space requirements related to the MCR-1 and MCR-2 
zones.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.41.050 Open space requirements for mixed-use development. 

A. Purpose. The purpose of this section is to prescribe standards for the development of open space areas 
provided for the exclusive use of the occupants of a mixed-use building. 

B. Common usable open space shall be provided in the amount of one hundred square feet per unit. A 
minimum of 40 percent of the required common useable open space should be provided outdoors. Indoor 
common usable open space providing an amenity approved by the Planning Division for recreational or 
leisure purposes may be provided in lieu of areas outdoors. 

C. At least seventy-five percent of the units shall have a minimum of sixty square feet of private usable open 
space. Private usable open spaces shall have no dimension less than five feet.

Chapter 18.42 BUILDING DESIGN STANDARDS 
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18.42.010 Purpose. 

The purpose of standards for building design and materials is to focus efforts on good design in order to 
create a quality image for the city, making new buildings and building additions compatible with their 
surroundings, encourage reinvestment, and improve the city's economic vitality. These standards apply to those 
areas in the city that will be developed as a commercial or institutional use without a residential component 
(mixed-use) or areas where only a commercial or institutional use is permitted.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.42.020 Projections into setbacks and courts. 

A. Requirements—General. Every required front, side, and rear setback shall be open and unobstructed from 
the ground to the sky, unless otherwise provided. In addition to permitted accessory buildings and 
structures, the following structures may be erected or projected into any required setback:  

1. Fences and walls may be erected or projected into any required setback as provided in this section.  

2. Cornices, belt courses, sills, eaves, or other similar architectural features (other than bay windows or 
vertical projections) may project into a required interior side setback not more than two inches for 
each one foot of width of such side setback, and may project into any other required setback, 
passageway or other open space not more than thirty inches, provided the width of an exterior side 
setback is not reduced to less than three feet.  

a. Bay windows or other vertical projections may be permitted, subject to the limitations stated in 
subsection (A)(2), provided that no floor area is added. This may be accomplished through a 
minimum thirty-six-inch gap between ground level and the lower limit of the projection, or some 
form of permanent interior physical limitation (cabinetry, counter, etc.). The projection may not 
be greater than thirty percent of the width of the elevation from which it projects.  

3. Eaves may project into a required interior side setback not more than four inches for each one foot of 
width of such side setback, provided the width of such side setback is not reduced to less than two and 
one-half feet. Eaves may also project into any other required setback, passageway or other open space 
not more than thirty inches, provided the width of an exterior side setback is not reduced to less than 
two and one-half feet.  

4. Chimneys may project into a required setback, passageway or other required open space not more 
than two feet, provided the width of any required side setback is not reduced to less than three feet.  

5. Fire escapes may project into any setback not more than four feet.  

6. Open unenclosed stairways or balconies, not covered by a roof or canopy, may project into a required 
rear setback not more than four feet, and into a required front setback, exterior side setback side or 
other required open space not more than thirty inches, provided the width of an exterior side setback 
is not reduced to less than two and one-half feet.  

7. Open, unenclosed porches, platforms or landing places, including access stairways, not covered by a 
roof or canopy, which do not extend above the level of the first floor of the building, may project into 
any required setback passageway or other open space not more than four feet, provided that in no 
event shall any such porch, platform or landing place be more than four feet above the adjacent 
natural ground level.  
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8. A one-story unenclosed breezeway, not over five feet in width, extending from a main residential 
building to an accessory parking or other accessory structure, may project into a required rear or 
exterior side yard setback a distance not to exceed the required setback of the accessory structure.  

9. Awnings or canopies without enclosing walls or screening may be attached to the exterior walls of a 
residential structure provided that:  

a. Such awnings or canopies do not extend more than four feet into a required front setback and 
have no vertical support within the setback or space;  

b. Such awnings or canopies do not extend more than thirty inches into a required side setback, 
rear setback, or other required open space, but in no event nearer than thirty inches to an 
interior lot line;  

c. Where such awnings or canopies project into a required front or side setback or other required 
open space, they may extend only over the windows or doors to be protected and for twelve 
inches on each side thereof.  

10. Entry arbors, either freestanding or as part of a fence as provided for in this section.  

11. Air conditioning units, water heaters and required screens or enclosures. 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2015-2401, § 2, 3-3-2015) 

18.42.030 Accessory structures. 

A. Conditions. Accessory structures and uses may be developed as permitted in this title, provided they are 
located on the same lot or parcel of land, and are incidental to and do not substantially alter the character of 
the principal permitted use.  

B. Alteration. No accessory structure shall be structurally altered, converted, enlarged or maintained for the 
purpose of providing a second dwelling units unless such accessory structures are made to conform to all 
regulations of this title for new structures.  

C. Westside Specific Plan. Accessory structures in the RS-4 zone shall maintain a three-foot setback from the 
side lot line and the rear lot line and a minimum of six feet between structures, but shall not be located in 
the front yard setback required except as provided by this title.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.42.040 Screening mechanical equipment and elevator housing. 

A. Standards Applicable to All Zones.  

1. All mechanical equipment located at ground level shall be enclosed within a permanent 
noncombustible enclosure subject to the approval of the building official, and subject to all yard and 
setback regulations.  

2. All elevator housing and mechanical equipment located on the roof of any building shall be screened 
from adjacent views and contained within a completely enclosed penthouse or portion of the same 
building having walls and roofs with construction and appearance similar to the building served by the 
equipment and other appurtenances.  

3. All accessory equipment, including air conditioning systems, dryers, exhaust or make up air, and similar 
systems, shall be completely screened with a parapet wall and shall be colored/painted the same color 
as the surface on which it is mounted or adjacent to. 
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(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.42.050 Commercial and institutional building design standards. 

A. Applicability. This section provides standards for commercial buildings including retail, service, office, and 
institutional buildings in any zone where they are permitted.  

B. Commercial Retail Buildings.  

1. Large Format Retail or Anchor Stores.  

a. Ground floor façades that face public streets shall have arcades, pergolas or galleries; display 
windows, accentuated entries or entry pavilions; awnings; raised planters; or special corner 
treatments such as towers, turrets, angled corners with parapets, or similar architectural 
treatments on at least sixty percent of the total façade length.  

b. Façades greater than one hundred twenty feet in length measured horizontally shall incorporate 
wall plane projections or recesses having a depth of at least two percent of the length of the 
façade and extending at least twenty-five percent of the length of the façade.  

c. A minimum of twenty-five percent transparency (clear vision glass) is required on the ground 
floor of a large format retail or anchor store.  

2. Freestanding or "Pad" Buildings.  

a. Freestanding retail buildings fronting a sidewalk shall be provided with sufficient display windows 
meeting the transparency requirements identified in subsection (CE)(3) below.  

b. Freestanding retail or "pad" buildings within centers (multi-tenant strip developments) that do 
not front on a public street shall exhibit a minimum of a fifty percent window to fifty percent wall 
on at least three building facades.  

3. Retail Shops/Multi-Tenant Development.  

a. Buildings facades within a multi-tenant development must provide a repeating pattern that shall 
include at least one of the following elements at horizontal intervals of no more than thirty feet:  

i. Color change;  

ii. Texture change;  

iii. Material change; or  

iv. Structural bay expression through a change in plane no less than twelve inches in width 
such as an offset, reveal, or project rib.  

b. Retail storefronts set back from a street with parking in front shall provide a minimum sixty 
percent transparency through the use of clear vision windows and doors when located along a 
sidewalk, building arcade or gallery.  

c. Doors and windows mounted flush with the wall surface shall not be used unless in conjunction 
with an arcade or covered walkway. Doors and windows shall be set back in their wall openings 
to reveal the thickness of the wall when an arcade or covered walkway is not provided.  

C. Building Aesthetics and Materials.  

1. Articulation is required to reduce the mass and scale of large monolithic commercial buildings. 
Articulation is required on at least three sides of a building's façade by use of color, changes in 
materials, arrangement of façade elements (such as insets, offsets or varying setbacks, canopies, 
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window recesses, arches, arcades or colonnades, varied roof planes, vertical projections, and 
fenestration). The service side of a building's façade shall not require the same articulation unless it is 
visible from an adjacent street, park or open space or residential/residentially-zoned area.  

2. Any side of an office, commercial and institutional building visible from or adjacent to residential areas 
or residentially zoned lands shall be treated in the same manner as the street facing façade.  

3. For buildings that front on a public right-of-way, internal private street or private drive intended to 
function as a street, the following minimum standards for transparency or clear vision glass are 
required:  

a. Ground floor retail: Sixty percent.  

b. Upper story retail: Forty percent.  

c. Ground floor office or institutional: Fifty percent.  

d. Second floor office or institutional: Thirty-five percent.  

4. Rooflines.  

a. Both single and multi-tenant buildings shall have variations in the rooflines and roof features that 
are consistent with the buildings mass and scale. Roofs shall meet at least two of the following 
requirements:  

i. Decorative parapets that are a minimum of three feet in height.  

ii. A three-dimensional cornice treatment a minimum of twelve inches in height.  

iii. Overhanging eaves that extend at least two feet beyond the building façade.  

iv. Three or more roof planes.  

v. Any other treatment that in the opinion of the planning division, meets the intent of this 
section.  

5. Exterior facades of new buildings should be constructed of materials which will withstand the abuses of 
weathering and possible defacing due to vandalism. These materials should be easily maintained and 
attractive from any distance. In the commercial and mixed-use zones, the exteriors of all buildings or 
accessory structures shall be constructed of stucco, masonry, architectural concrete masonry units, 
pre-cast concrete, rock, and/or wood or wood simulated siding; provided, however, that all buildings or 
structures shall have an integrated color or painted exterior.  

a. Metal for use as a primary exterior building material is not permitted. The use of metal is 
permitted only as an accent material and may not exceed ten percent of each building façade 
face.  

b. Building fronts shall incorporate and present either a finished parapet or overhang to the street.  

c. All roof edges shall be finished with facia and/or combination fascia gutter.  

d. Finished soffits are required.  

e. The use of decorative materials to enhance the aesthetic appearance of the building or structure 
shall be required on any portion of the building or structure abutting upon a public street.  

6. The exterior walls of all buildings or structures constructed within the commercial and mixed-use zones 
shall be of new material; provided, however, that quality used materials such as rock, red brick, or 
decorative masonry may be permissible. Other forms of architectural treatment of used materials may 
be approved by the planning division.  
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7. Color.  

a. The use of colors on the exterior of a building shall be limited to an appropriate and 
complementary palette.  

b. Large areas of intense white color shall be avoided except on rooftops.  

c. The color palette chosen for a building should be compatible with the colors of adjacent buildings 
except where existing buildings strongly diverge from these standards.  

d. Fluorescent or neon colors shall be avoided.  

8. Accessory structures shall have compatible architectural details, design elements, and roof designs as 
the primary structure.  

9. Trash and recycling enclosures.  

a. Standards are found in Title 7, Section 7.10.080 (Enclosures required).  

b. Enclosures shall be provided with receptacles for both rubbish and recyclable materials.  

c. Enclosures shall be constructed with a roof.  

D. Prohibited Exterior Wall Materials. The following materials are prohibited as a primary exterior wall material:  

1. Unfinished concrete and concrete block, except split-face concrete block or slump block.  

2. Corrugated metal, standing seam metal, or other metal wall materials.  

3. Reflective mirror-type glass.  

4. Plywood, including T-11 or similar wood products.  

5. Imitation "rock work" veneer.  

6. Corrugated fiberglass.  

7. Asphalt shingles.  

8. Plastic or plastic laminates.  

E. Prohibited Roofing Materials. The following materials are prohibited for use as a roofing material:  

1. Corrugated metal.  

2. High contrast or brightly colored glazed tile, except where desirable for accent purposes.  

3. Highly reflective surfaces.  

4. Aluminum sheet metal.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.42.060 Industrial building design standards. 

A. Building Aesthetics and Materials.  

1. Long unbroken building facades shall be avoided. Facades with varied front setbacks shall be required.  

2. Warehouses shall avoid blank front and exterior side wall elevations on street frontages through the 
use of building indentations and architectural details.  

3. Building entrances to industrial use buildings shall be enhanced with architectural elements and 
landscaping for emphasis.  
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4. Materials.  

a. All buildings and structures shall be constructed of metal, stucco, masonry, architectural concrete 
masonry units, pre-cast concrete, rock, and/or wood or wood simulated siding, and shall have an 
integrated color or painted exterior.  

b. Thirty percent, including doors, of the gross area, to a twelve-foot height, of any building or 
structure abutting on the front or exterior side yard of a lot shall be constructed of, or surfaced 
with, glass, stone, wood, brick, and/or decorative masonry as architectural treatment to increase 
the aesthetic appearance of the building. On a corner lot, if the treatment required on the 
exterior side yard is concentrated on the corner of the building or structure and is located 
nearest the corner of the intersecting streets, the percentage of required area for decorative 
purposes may be reduced on the exterior side yard to ten percent.  

c. Where the end use of any building or structure prohibits the use of decorative materials in either 
the front or exterior side of any building or structure or it is not economically feasible to use 
decorative materials, a color combination of the exterior surface of integrated or painted finish 
may be permitted, subject to site plan review.  

d. The exterior walls of all buildings or structures in the industrial zones shall be of new material; 
provided, however, that quality used materials such as rock, red brick, or decorative masonry 
may be permissible. Other forms of architectural treatment of used materials may be approved 
by the planning division.  

e. Metal buildings shall have the architectural appearance of conventionally built structures and an 
exterior surface that includes stucco, plaster, glass, stone, wood, brick, decorative masonry, or 
wood sheathing.  

5. Trash and recycling enclosures.  

a. Standards are found in Title 7, Section 7.10.080 (Enclosures required).  

b. Enclosures shall be provided with receptacles for both rubbish and recyclable materials.  

c. Enclosures shall be constructed with a roof.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.42.070 Residential building design standards. 

A. Multi-Unit Residential Building Design Standards.  

1. The exterior design, height, and bulk of multi-unit projects should not negatively impact adjacent lower 
density residential areas.  

2. Façade and Roof Articulation. A structure with three or more attached units should incorporate wall 
and roof articulation to reduce apparent scale. Changes in wall planes and roof heights, and elements 
such as balconies, porches, arcades, dormers, and cross gables can avoid a barracks-like quality. Long 
flat walls and roofs shall be avoided. Secondary hipped or gabled roofs covering the entire mass of a 
building are preferred.  

3. Scale. Because multi-unit projects are usually taller than one story, their bulk can be imposing on 
surrounding uses. Structures with greater height may require additional setbacks at the ground floor 
level and/or upper levels.  

4. Balconies Porches or Patios as Part of Multi-unit Structures are Required. These elements shall be used 
to break up large wall masses, offset floor setbacks, and add human scale to structures, and increase 
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neighborhood safety by providing opportunities for "eyes on the street." Individual unit entrances 
within a multi-unit project shall have individual covered porches.  

5. Trash and Recycling Enclosures.  

a. Standards are found in Title 7, Section 7.10.080 (Enclosures required).  

b. Enclosures shall be provided with receptacles for both rubbish and recyclable materials.  

c. Enclosures shall be constructed with a roof.  

6. Laundry Facilities. For multi-unit residential projects containing nine units or more that do not provide 
a washer and dryer for each unit, the following laundry facilities shall be provided: one washer and one 
dryer for each twenty dwelling units. The minimum requirement shall be one washer plus one dryer for 
multi-unit residential projects containing nine to twenty dwelling units.  

7. Storage Space. In all multi-unit residential projects, a storage space of not less than one hundred fifty 
cubic feet for each unit plus fifty cubic feet for each additional bedroom more than one. The cubic feet 
utilized by mechanical equipment (e.g., water heater, furnace, etc.) may not be included in the cubic 
footage requirement. A bedroom closet shall not be included in the cubic footage requirement.  

B. Mobile Homes/Factory-Built Housing.  

1. Definition. Factory-built housing includes modular housing and residential structures certified under 
the National Mobile Home Construction and Safety Standards Act of 1974 and as defined in 798.3 of 
the Civil Code. All factory-built housing and the lot on which it is placed shall comply with all applicable 
provisions of Title 18 of the National City Municipal Code and the Design Guidelines.  

2. Eligibility. A mobile home shall not be located on a permanent foundation, on a private lot, unless it:  

a. Was constructed after September 15, 1971, and was issued an insignia of approval by the 
California Department of Housing and Community Development or was constructed after July 1, 
1976, and was issued an insignia of approval by the U.S. Department of Housing and Urban 
Development; and  

b. Has not been altered in violation of applicable codes.  

3. Criteria. Mobile homes placed on a permanent foundation system, on a private lot, shall:  

a. Be occupied only as a residential use type;  

b. Meet all requirements for the zone in which located;  

c. Be attached to a foundation system in compliance with all applicable building regulations and 
Section 18551 of the Health and Safety Code;  

d. Have a minimum width of twenty feet;  

e. Be covered with an exterior material customarily used on conventional dwellings and approved 
by the planning division pursuant to site plan review. The exterior covering material shall extend 
to the ground, except that when a solid concrete or masonry perimeter foundation is used, the 
exterior covering material need not extend below the top of the foundation;  

f. Have a roof consisting of shingles or other material customarily used on conventional dwellings;  

g. A mobile home may be required to have a porch, eaves or roof with eaves when it is determined, 
pursuant to site plan review, it is necessary to have it compatible with the dwellings in the area.  

4. Foundation System. The most recently adopted California Building Code specifies regulations for the 
mobile home foundation system. These regulations provide:  
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a. Foundation system definition. A "foundation system" is an assembly of material constructed 
below, or partly below grade, not intended to be removed from its installation site, which is 
designed to support the structure and engineered to resist the imposition of external natural 
forces;  

b. That mobile home foundation systems be designed in accordance with the provisions of the most 
recently adopted California Building Code, and local soil conditions. Design conditions for roof, 
wind, and seismic loads applicable to permanent building foundations shall be applicable to the 
mobile home foundation system;  

c. The mobile home shall be installed in accordance with installation instructions provided by:  

d. The manufacturer of the mobile home; or  

e. A California-licensed architect or engineer for an individual mobile home where manufacturer's 
installation instructions are not available;  

f. That both the foundation system and connection of the mobile home to the foundation system 
shall be capable of withstanding the design loads and concentrated loads identified in the 
installation instructions;  

g. A foundation system plan shall be provided in addition to the installation instructions. The 
foundation system plan may be:  

i. Provided by the mobile home manufacturer either as a part of, or separate from, the 
installation instructions;  

ii. Provided by the installation contractor;  

iii. Required to be signed by a California-licensed architect or engineer;  

iv. A foundation system plan approved by the California Department of Housing and 
Community Development will be accepted.  

5. Utility Connections. The mobile home electrical, gas, water and drain connections shall be made 
permanent in a manner applicable to permanent buildings. Gas shut-off valves, meters and regulators 
shall not be located beneath the mobile homes.  

6. Surrender of Registration. Prior to occupancy, the owner shall request a certification from the planning 
division that a certificate of occupancy be issued pursuant to Section 18551(b)(2) of the California 
Health and Safety Code. Thereafter, for an existing mobile home, any vehicle license plate, certificate 
of ownership and certificate of registration issued by a state agency is to be surrendered to the 
appropriate state agencies.  

7. Park and School Fees. Mobile homes placed on a permanent foundation shall be subject to local park 
and school fees in the same manner as conventional single-family dwellings.  

8. Modification of Criteria. Modification of the criteria set forth in this section may be granted by the 
planning division if the site plan review finds that such modification will not be detrimental to the 
public interest or surrounding residents or properties. No such modification may be granted from 
Subsections (3)a, (3)b, and (3)c of this section.  

9. Additions. Additions to a mobile home placed on a permanent foundation shall be made in accordance 
with all applicable laws, codes, and ordinances enforced by the city, and installation instructions 
provided by (site plan review required):  

a. The manufacturer of the mobile home; or  

b. A California-licensed architect or engineer; or  
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c. A building addition plan approved by the California Department of Housing and Community 
Development.  

C. Single-family Infill Standards.  

1. Architectural Considerations.  

a. New single-family projects should incorporate the distinctive architectural characteristics of 
surrounding development, for example: window and door detailing, decoration, materials, roof 
style and pitch, finished-floor height, porches, bay windows, dormers, chimneys, balconies, 
shutters, decorative molding, and similar architectural details.  

b. Rooflines of building additions shall be constructed to integrate the addition with the existing 
building. Contrasting rooflines which emphasize the separate construction of the addition, such 
as shed roofs extending from the wall of a structure with a hip or gable roof are prohibited.  

c. Exterior materials, window details, and colors of building additions should match those of 
existing structures.  

d. Roof pitches in common use in the residential neighborhood are gable and hip. New residential 
construction and additions should incorporate roofs which are compatible with the existing 
neighborhood style. Minimize the use of flat roofs unless the surrounding context suggests their 
use, or the structure being added on to has a flat roof.  

e. Walls should be of either wood or simulated wood clapboard or stucco where the style and 
context would allow it. Brick or stone is recommended as an accent material. Clay tile is also a 
very suitable material for roofs and accents, but very shiny glazed roof tile should be avoided.  

f. If concrete block is used for exterior wall construction, it shall receive a finish coat of stucco.  

g. While two-story construction is considered acceptable in single-story neighborhoods, the 
structure should incorporate both vertical and horizontal variations in the wall planes in order to 
reduce the overall bulk of the project and develop a smaller scale to be compatible with adjacent 
single- story structures.  

h. The use of any roof mounted equipment is highly discouraged for single-family units. If 
alternatives are not feasible, equipment must be screened from view in a manner which blends 
with the architectural style of the house, including use of materials and colors.  

2. Site Design Considerations.  

a. New development should continue the functional, on-site relationships of the surrounding 
neighborhood. For example, in many older neighborhoods, common patterns that should be 
continued are entries facing the street, front porches, and parking at the rear.  

b. Front setbacks for new single-family development in existing neighborhoods should be either:  

i. Equal to the average setback of all residences and buildings on both sides of public streets 
within one hundred feet of the property lines of the new project or  

ii. Equal to the average of the two immediate adjacent buildings.  

c. In cases where averaging between two adjacent existing buildings is chosen, the new building 
may be averaged in a stepping pattern.  

d. Side yard setbacks in the neighborhood create a certain rhythm along the street. New projects or 
additions should be respectful of the open space pattern created by these setbacks. 
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e. Single-family residences located in non-residential and mixed-use zones shall maintain the same 
setbacks as the RS-2 zone. Lots with up to three single-family detached homes shall maintain the 
same setbacks as the RS-3 zone. 

   

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.43 FENCES AND WALLS 

18.43.010 Purpose. 

The purpose of this chapter is to establish regulations for fences and walls. The intent is to enhance the 
aesthetic appearance of property by providing standards relating to the quality of design materials; to create 
buffers between different land uses; and to protect the public health, safety, and welfare.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.020 Screening requirements. 

A. Between Land Uses.  

1. Where the side or rear setback of a commercial or industrial use abuts a residential zone, those side or 
rear setbacks of the commercial or industrial use shall be screened from the residential zone by an 
opaque fence or wall with a minimum six feet and a maximum height not to exceed eight feet.  

2. Where the side or rear setback of a multi-family residential use abuts a single-family residential zone, 
those side or rear setbacks of the multi-family residential use shall be screened from the single-family 
residential zone by and opaque fence or wall with a minimum six feet and a maximum height not to 
exceed eight feet.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.030 Parking lots. 

A. Screening.  

1. Parking lots shall be screened from adjacent residential zones and adjacent streets with a five- to six-
foot-high fence or wall within a five-foot-wide landscape buffer.  

2. The screening requirements for parking lots may be waived when the parking lot serves the structure 
or use to which the parking is accessory.  

3. Required screening shall be continuous, broken only for access driveways and walkways.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.040 Materials, construction, and maintenance. 

A. Fences and Walls.  
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1. All fences and walls shall be constructed of new or good used material, and all fences and walls shall be 
kept in good repair and adequately maintained. Any dilapidated, dangerous, or unsightly fences or 
walls shall be removed, unless otherwise required, or repaired.  

2. All masonry walls shall conform to the requirements of the California Building Code. All masonry walls 
require a building permit.  

3. Wood fencing must be constructed using pressure-treated wood posts set in concrete footings.  

4. Vinyl fencing is permitted.  

5. Chain Link Fences. Chain link fencing of minimum nine-gauge wire and three and one-half inch by five- 
inch mesh with two and one-half inch by five-sixteenths inch redwood slats may be used in screening 
residential or industrial areas.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.050 Maximum height. 

A. Fences and Walls.  

1. Fences and walls not exceeding eight feet in height and hedges may be located in setback areas; 
provided, that if located in any front setback or exterior side setback of any corner lot, they shall not 
exceed four feet in height, except that a residentially developed property in a residential zone may 
have a fence, wall or hedge not exceeding six feet in height within the exterior side setback of a corner 
lot.  

2. Fences, walls and hedges over four feet in height shall not be permitted in the rear setback area of a 
reversed corner lot where such reverse corner lot abuts a front setback of the key lot at the rear.  

3. The height of retaining walls contributes to the allowable height of fences and walls; provided, that 
within interior side setbacks and rear setbacks, the required height of screens or protective fences shall 
not be inhibited by the height of a retaining wall. The height of such protective fences shall be 
measured from the top of the retaining wall above or upon which the protective fence is placed.  

 a. When a fence is constructed on top of or within one foot of the face of an above-ground 
retaining wall, and located in a required yard, the height of the fence shall be measured from the top 
of the fence to the midpoint height of the retaining wall.  

4. Masonry walls shall not exceed a height of eight feet. Masonry walls that include a retaining wall shall 
not exceed a maximum height of six feet for the masonry wall and two feet eight inches for the 
retaining wall.  

5. Up to thirty percent of the length of a fence may exceed the height limits specified in this section by up 
to six inches.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.060 Prohibited fences. 

A. Materials.  

1. The use of barbed wire, electrified fence, concertina or razor wire fence in conjunction with any fence, 
wall, or hedge, or by itself within any zoning district, is prohibited in residential and commercial zones 
unless required by law or regulation of the city, the state, or the federal government.  
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2. The use of barbed wire above six feet in height is only allowed in industrial zones. except for front and 
exterior side yards.  

3. In the Westside Specific Plan area, the use of chain link, barbed wire and razor wire fencing shall be 
prohibited.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.070 Entry arbors. 

A. Requirements. Arbors may be placed freestanding, or at entrances along fences within required front and 
exterior side setbacks, subject to the following standards:  

1. The height of the arbor shall not exceed ten feet.  

2. The width of the arbor shall not exceed six feet between centerlines of the supports.  

3. A maximum two-foot overhang is permitted on each side of the center of the supports.  

4. The depth of the arbor shall be no more than two feet six inches.  

5. A minimum six-foot eight-inch vertical clearance above grade is required.  

6. Supports shall not exceed six inches by six inches (horizontal dimensions).  

7. The arbor shall not be enclosed on any side other than where attached to a building or by an entry gate 
that is part of an allowed fence.  

8. Arbors may encroach into the entire width of the required front or exterior side setback.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.080 Openings in view-obscuring fences. 

A. When Allowed.  

1. With the approval of a site plan, the planning division may allow view-obscuring fences to have visual 
openings, for security surveillance. Such openings shall not exceed twenty-four inches in width and the 
aggregate of openings shall not exceed fifteen percent of the linear length of the fence along any side 
of an enclosed area.  

2. Upon recommendation of the chief of police, the planning division or building division may require that 
security openings be provided in view-obscuring fences constructed after the effective date of the 
ordinance codified in this section.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.090 Special fences. 

A. Conditions and Restrictions. Special fences are subject to review and approval by the planning division. Staff 
may impose reasonable conditions or restrictions including, but not limited to, neighbor notification, 
setbacks and landscape screening as staff deems necessary to secure the purpose of this title and to assure 
compatibility of the special fence with adjoining properties and those in the general vicinity, and may require 
guarantees and evidence that such conditions are being, or will be, complied with.  

B. Types. Special fences include, but are not limited to the following:  
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1. Recreation Area Fence. Fences not to exceed twelve feet in height may be located near or around 
tennis courts, badminton courts, batting cages, golf courses/driving ranges, basketball or volleyball 
courts and similar play areas, providing that all parts of the fence over six feet are made of open-wire 
construction or other corrosion-resistant material;  

2. Security Fences. Fences not to exceed eight feet in height may be located near and around industrial, 
industrial institutional, or research uses where required for security purposes, screening, or containing 
and protecting hazardous materials;  

3. Swimming Pool Fences. Fences required for swimming pools are governed by Chapter 15.40 of the 
Municipal Code. Swimming pool fences are subject to building official approval.  

4. Wood fence posts greater than eight inches in width or depth;  

5. Front yard fence posts with more than two attached lights. In no event shall such posts exceed four 
feet in height plus a two-foot-high light fixture;  

6. Chain link fencing in residential areas is permitted in the side and rear yards with vinyl-coating and 
landscape screening. Chain link fencing shall not exceed six feet in height in these areas. Chain link 
fencing in front yards in residential areas is not permitted;  

7. Gates exceeding four feet in width for pedestrian use or fourteen feet in width for driveway use;  

8. Other structures which in the opinion of the review authority are of a similar nature.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.43.100 Traffic visibility triangles. 

A. Sight Requirements.  

1. Also known as a "sight visibility triangle," each corner or reversed corner lot in the commercial and 
industrial zones shall maintain a yard area conforming to the traffic visibility triangle requirements as 
defined in Table 18.43.100, except that a single supporting column, for a cantilevered roof or second 
story, having a diameter of eight inches or less may be located in the triangle area.  

2. A visibility triangle is the area encompassed by the triangle formed by projecting lines of a specified 
distance from the point of intersection of the front and side street edges of pavement and a straight 
line connecting the termini of said projected lines. Within the area comprising the triangle, no tree, 
fence, wall, shrub, or other physical obstruction higher than three feet above the official grade lot line 
grade shall be permitted.  

3. The following traffic visibility triangles shall be established for the following intersection types as 
identified in Table 18.43.100 below:  

TABLE 18.43.100 
Traffic Visibility Triangles 

Classification of Intersection Types  Distance Measurements from Point of Intersection of 
Front and Side Lot Lines  

Driveway or Alley with any street  As provided by Caltrans  
and AASHTO stopping sight distance criteria  

Local — Local  25'  
Local — Collector  25'  
Driveway — Collector or Arterial Street  30'  
Collector — Arterial  30'  
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Arterial — Arterial  30'  
 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.44 LANDSCAPING 

18.44.010 Purpose. 

The purpose of this chapter is to provide property owners with standards in landscaping their properties. 
These standards will be used by the planning division, planning commission, and city council when reviewing plans 
for landscaped areas. These standards are also intended to provide direction for the design, installation, and 
maintenance of water efficient landscaping as directed by California state law.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.020 Applicability. 

These standards shall be used when preparing landscape and irrigation plans for all multi-family residential, 
commercial, industrial, and institutional projects. Projects with a total landscaped area of five hundred 
square feet or less, private yard areas for single-family dwellings, and registered historic sites shall be 
exempt from requirements for water efficiency identified in this chapter. These standards shall not 
apply to revegetation plans that will be reviewed individually by staff and all appropriate state and 
federal agencies. All required yards separating off-street parking areas from street lot lines shall be 
landscaped in accordance with this chapter, except multi-unit residential projects of eight units or less.  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.030 Definitions. 

A. Definitions Used in this Chapter.  

1. "Landscaping" means the use of architectural and horticultural materials to provide control of erosion, 
dust, weeds, and accumulation of litter in a manner complementary to the purpose of adding natural 
environmental quality to the premises. "Landscaping" includes the planting and maintenance of some 
combination of trees, shrubs, ground cover, vines, flowers, lawns or other planting materials, other 
than weeds, providing shade, visual screening, aesthetic enhancement, soil conservation, and the 
removal or reduction of fire hazards, rodent harborages, vermin, and disease-bearing creatures. In 
addition, the combination or design may include natural features such as rock and stone and structural 
features such as pools, artwork, screens, walls, fences, and benches. See also "fence," defined in the 
glossary, and "screening," defined in the glossary.  

2. "Landscaping maintenance" includes sufficient irrigation, fertilization, pruning, trimming and training, 
and all other reasonable acts necessary to keep plants in a healthy vigorous condition. "Maintenance" 
also includes removal of weeds, dead materials and accumulated litter, rubble or other foreign 
substances; and reseeding, and replacement of dead plants and planting where necessary to restore a 
landscaped area to the level of coverage required of a new installation.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.44.040 Landscape plan. 

A. Requirements. A detailed landscape plan shall be submitted as part of a site plan review. The landscape plan 
shall include, but not be limited to, the following items:  

1. The landscape plan shall be drawn at the same scale as the plot or site plan or at a minimum scale of 
one inch to twenty feet.  

2. The landscape plan shall locate and identify existing and proposed buildings, walls, fences, walks, 
drives, utilities, etc.  

3. Proposed plant location, spacing, size, species (common and botanical name).  

4. Existing and proposed contours on-site and one hundred feet beyond the site at intervals not to exceed 
two feet.  

5. Height and type of construction of wall or fence, including footings.  

6. Provide the types and amounts of soil amendments (additives mixed with the soil) used per one 
thousand square feet.  

7. Significant site details to resolve specific site conditions, such as tree wells to preserve existing trees or 
culverts to maintain existing natural drainage patterns.  

8. Planting and staking details in drawing form to ensure proper installation and establishment of 
proposed materials.  

9. Identification of existing trees proposed to be saved including individual tree caliper size and species. 
Clearly reference on the plan the total number of trees proposed to be preserved, caliper of tree saved, 
and number of trees requested for credit consideration.  

10. Identification of tree protection method for trees proposed to be preserved.  

11. Identification of existing trees over two and one-half inch caliper proposed to be removed.  

12. Identification of grass and other groundcover or proposed seed mix and the amount in pounds to be 
used per one thousand square feet and method of planting.  

13. Prepare calculations for the total number of parking spaces and number of parking lot shade canopy 
trees required to be placed within the interior of the parking area.  

14. Prepare calculations for the square footage of the twenty percent landscape area requirement. The 
twenty percent required landscape area shall be clearly denoted on the landscape plan.  

15. For sites with existing buildings and parking that are proposed for expansion, label the net percent 
increase and calculated landscape requirement.  

16. An irrigation and planting plan shall be submitted that meets the requirements of the water efficient 
landscape regulations of this chapter.  

17. Each landscape plan shall be prepared by a California licensed landscape architect, licensed landscape 
contractor, certified nurseryman, or other professional determined by the city to be qualified.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.050 Requirements. 

A. General.  
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1. Where on-site landscaping is required by this chapter as part of a project, all landscaping work shall be 
included in such permit. Such landscaping shall not be considered complete until approved by the 
planning division.  

2. Notwithstanding other provisions of this title requiring on-site landscaping, all buildings erected 
hereafter shall have the surrounding courts, yard areas, open-space areas, and public street parkways, 
that are otherwise unimproved, landscaped in accordance with Section 18.54.030. This shall include 
centrally controlled mechanical irrigation systems.  

3. New single-family and two-family residences shall be landscaped with a minimum of:  

a. Complete landscaping of all slopes steeper than 3:1;  

b. Turf or suitable ground cover on all other ground area lying between the curb, or edge of 
roadway, within adjoining streets and the rear line of the rearmost main building and the area 
between the main building and the rear property line on reversed corner lots;  

c. This required landscaping shall include irrigation systems meeting the guidelines of this chapter. 
All street parkways and slopes more than three feet in height shall have permanent centrally 
controlled mechanical irrigation systems.  

4. All street parkways and slopes more than three feet in height shall have permanent centrally controlled 
mechanical irrigation systems.  

5. Street trees shall be installed within the parkway of public streets at a ratio of one per thirty linear feet 
of frontage and may not interfere with effective street lighting. Tree selection and tree location shall be 
approved by the planning division.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.060 Plant materials. 

A. Requirements.  

1. Landscaping shall include a variety of trees, shrubs, and groundcover.  

2. Plant materials shall conform to or exceed the plant quality standards of the latest edition of American 
Standard for Nursery Stock published by the American Association of Nurserymen, or the equivalent.  

3. Plant materials shall be sized and spaced to achieve immediate effect and shall not be less than a 
fifteen-gallon container for trees, five-gallon container for specimen shrubs, and six-inch pots for mass 
planting, unless otherwise approved by the regulating authority.  

4. Plant materials shall be selected for low water demand and drought tolerance; use of appropriate 
native species; adaptability to the National City environment; the geological and topographical 
conditions of the site; ability to provide shade; and, soil retention capability.  

5. Plants having similar water use shall be grouped together in distinct hydrozones.  

6. Deciduous trees shall be used to shade buildings and parking lots in summer and allow for passive solar 
heating of buildings in winter.  

7. Street trees shall be planted at a rate of one tree for every thirty linear feet of right-of-way. The review 
authority may modify this requirement depending on the chosen tree species and its typical spread at 
maturity.  

8. Shrubs. A minimum of two five-gallon shrubs shall be provided for every six feet of distance along 
street frontages.  
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(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.070 Turf lawn. 

A. Restrictions.  

1. Turf lawn is the landscape element which requires the most water and maintenance; therefore, the use 
of turf must be limited to functional areas such as playgrounds, entertainment areas, picnic areas, 
employee areas, play areas, etc.  

2. Turf shall not exceed twenty percent of the total landscaped area. Decorative cool season turf shall not 
exceed fifteen percent of the landscaped area.  

3. Turf shall not be used in parking lot islands or strips.  

4. Turf may not be planted in areas with a width of less than six feet.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.080 Soils and mulching. 

A. Requirements.  

1. A minimum of one foot depth of uncompacted soil shall be provided for water absorption and root 
growth in each planted area.  

2. Soil shall be prepared and/or amended to be suitable for the landscaping to be installed.  

3. A minimum of two to three inches of mulch such as ground bark or other composted organic material 
shall be added in each non-turf area to the soil surface after planting. Any plant type that is intolerant 
to mulch shall be excluded from this requirement.  

4. If a weed control barrier is needed, only porous fabrics shall be used under mulches.  

5. Gravel or crushed rock for use as mulching is not permitted.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.090 MiniumumMinimum percentage of net lot area to be landscaped. 

The minimum area of each site to be landscaped with trees, shrubs, groundcover, or turf lawn shall be 
twenty percent of the net site area, except for a reduction approved by the city manager or his/her designee due 
to lot size, sites with existing development, or for lots with zero setback requirements.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.100 Statuary structures and other lawn art. 

Statuary structures and other lawn art shall be limited to a maximum of three structures and shall not exceed 
four feet in height and two feet in depth unless otherwise determined by the planning division. Staff may impose 
reasonable conditions or restrictions including, but not limited to, neighbor notification, setbacks and landscape 
screening as staff deems necessary to secure the purpose of this title and to assure compatibility of the statuary 
structures and other lawn art with adjoining properties and those in the general vicinity, and may require 
guarantees and evidence that such conditions are being, or will be, complied with.  

Page 1520 of 1838



 
 

 
    Created: 2021-05-11 11:41:16 [EST] 
(Supp. No. 57) 

 
Page 182 of 295 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.110 Landscape location requirements. 

A. Provisions. Landscaping shall be provided in all areas of a site subject to development with structures, 
grading, or the removal of natural vegetation, as follows:  

1. Setbacks. The setback and open space areas required by this Land Use Code, and easements for 
utilities and drainage courses shall be landscaped except where:  

a. Occupied by approved structures;  

b. Occupied by required paved areas;  

c. A required single-family dwelling residential setback is screened from public view; or  

d. They are retained in their natural state, and the review authority determines that landscaping is 
not necessary to achieve the purposes of this chapter.  

2. Unused Areas. Any area of a project site not intended for a specific use, including a commercial pad site 
intended for future development, shall be landscaped unless retained in the natural state, and the 
review authority determines that landscaping is not necessary to achieve the purposes of this chapter.  

3. Areas Adjacent to Side or Rear Property Lines. A parking area for a nonresidential use or multi-unit 
residential project shall provide a perimeter landscape strip at least eight feet wide where the parking 
area adjoins a side or rear property line. The requirement for a landscape strip may be satisfied by a 
setback or buffer area that is otherwise required to be eight feet or greater. Trees shall be provided 
within the landscape strip at the rate of one for each thirty linear feet of landscaped area.  

4. Areas Adjacent to Buildings. When a parking area is located adjacent to a nonresidential structure, a 
minimum eight-foot-wide landscape strip shall be provided adjacent to the structure, exclusive of any 
building entries, or areas immediately adjacent to the wall of the structure that serves as pedestrian 
accessways. Landscape strips shall be planted with a combination of canopy trees, ornamental trees, 
shrubs, perennials, ornamental grasses, and groundcover.  

5. Areas Adjacent to Residential Use. A parking area for a nonresidential use or multi-unit residential 
project adjoining a residential use in an RS zone shall provide a landscaped buffer with a minimum ten-
foot width between the parking area and the common property line bordering the residential use. A 
solid, continuous decorative masonry wall or fence and landscape buffer shall be provided along the 
property line, except for approved access points, to address land use compatibility issues (e.g., 
nuisance noise and light/glare), as determined by the review authority to be necessary. Trees shall be 
provided at the rate of one for each thirty linear feet of landscaped area.  

6. Parking Lot Landscape Requirements.  

a. A minimum of one shade canopy tree shall be required for every seven parking spaces in a 
parking lot for all zones.  

b. All of the required parking lot trees shall be placed within the parking lot envelope, described as 
the area including the parking lot surface and extending a minimum of eight to ten feet from the 
edge of the parking lot.  

c. Landscape areas within the parking lot island shall be planted with a combination of required 
canopy trees, ornamental trees, shrubs, perennials, ornamental grasses, and groundcover.  
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d. A minimum of two-thirds of the required trees shall be placed within the interior of the parking 
area. A maximum of one-third may be placed within the ten-foot landscape area that surrounds a 
parking lot.  

e. A parking area for a nonresidential use adjacent to a public street shall be designed to provide a 
minimum ten-foot-wide landscape planting strip between the street right-of-way and the parking 
lot.  

f. A parking area for a residential use except for dwelling or duplex, shall be designed to provide a 
landscaped planting strip between the street right-of-way and parking area equal in depth to the 
setback required by the applicable zoning district.  

g. The landscaping shall be designed and maintained to screen vehicles from view from the street to 
a minimum height of three feet, but shall not exceed any applicable height limit for landscaping 
within a setback or traffic visibility triangle. Screening materials may include a combination of 
plant materials, earth berms, solid decorative masonry walls, raised planters, or other screening 
devices which meet the intent of this requirement.  

h. All landscaping including canopy tree placement shall be dispersed throughout the parking lot in 
order to balance and soften the large areas of pavement and help direct traffic flow within the 
lot.  

i. A permanent underground irrigation system shall be provided for all landscaped areas.  

7. Paved Areas. Paving within the required front and exterior setbacks in the residential zones is 
prohibited, except for driveways, walkways, and porches approved through site plan review or as part 
of a landscaping plan  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.120 Tree preservation. 

A. Site Plan Requirements, Maintenance, and Credits.  

1. All trees over eight inches caliper shall be identified on the site plan and landscape plan with notations 
of trees to be preserved and trees to be removed.  

2. Trees intended to be preserved shall be noted with a unique symbol on the site plan and be protected 
during construction through the use of construction fencing at or beyond the drip line of the tree or 
trees to be preserved.  

3. Trees to be preserved shall be considered for credit only if they are located on the developed portion 
of the site. To obtain credit consideration, the preserved trees shall be of a high quality and at least 
two and one-half inches caliper.  

4. The following credits will be considered for high quality trees that are preserved:  

a. Two and one-half to 7.99 inches: One tree.  

b. Eight inches to 11.99 inches: Two trees.  

c. Twelve inches and over: Three trees.  

5. To protect and encourage the continued health and vitality of the preserved trees, the ground within 
the drip line shall be maintained in the existing natural state. Storage of soils, construction equipment 
or other materials during or after construction within the tree dripline is prohibited.  
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6. If preserved trees die within three years after construction, the property owner shall replace with the 
number of trees that would have been required had the tree preservation credit not been provided. 
Said trees shall be replaced within thirty days of written notice from the city or within an extended 
time period as specified in said notice.  

7. The minimum number of required trees shall not be reduced by less than fifty percent through the use 
of approved tree credits, unless the planning commission determines that during the site plan review 
existing vegetation intended to be preserved would provide adequate landscaping, shading, buffering 
or screening comparable to that required under this chapter.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.130 Landscaping work included in building permit inspections. 

Where on-site landscaping is required by this title as part of a project for which a building permit is also 
required, all landscaping work shall be included in such permit. Such landscaping shall not be considered complete 
until inspected, certified for compliance, and approved by the planning division. The city fire department is 
authorized to annually inspect all properties for adequacy of landscaping maintenance as a part of its annual weed 
abatement program. Conditions of inadequate landscaping maintenance that cannot be abated pursuant to the 
weed abatement provisions of the California Health and Safety Code, which nonetheless constitute unsightly or 
otherwise detrimental conditions, shall be reported to code enforcement for enforcement under this title.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.140 Traffic visibility triangle. 

Refer to Table 18.43.100, Traffic Visibility Triangle, for regulations on landscaping.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.150 Maintenance required. 

A. Property Owner Responsibilities.  

1. It shall be the responsibility of each property owner to adequately maintain the landscaping of private 
property and the adjoining public street parkway landscaped, except street trees. All landscaping shall 
be properly maintained. Trees located within public street parkways will be pruned and trimmed by 
city forces and not by private property owners.  

2. All trees, shrubs, plants, and other landscaping of parking lots, including interior landscaped areas, 
setbacks, and parkways shall be periodically and systematically watered, weeded, fertilized, and 
maintained in a healthy, growing condition. Dead growth should be promptly replaced so as to 
maintain the designed planting scheme.  

3. Landscaping—Pruning or Trimming. All growth in landscaped areas should be controlled by pruning, 
trimming or otherwise so that:  

a. It will not interfere with the maintenance or repair of any public utility;  

b. It will not restrict pedestrian or vehicular access;  

c. It will not constitute a traffic hazard because of reduced visibility.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.44.160 Certain trees a public nuisance. 

Any tree or shrub growing or standing on private property in such a manner that any portion thereof 
interferes with utility poles, lines, wires or electroliers lawfully erected, constructed or maintained along any public 
street, sidewalk, or intersection or with any person or persons lawfully using the same, or any such tree which has 
become diseased or weakened in such a manner as to be dangerous to persons lawfully using the streets or 
sidewalks, or any such tree which has roots that pose a hazard to pedestrians using a sidewalk constitutes a public 
nuisance. The public works department shall cause notice to be served upon such property owner directing that 
such public nuisance be abated or removed within seven days after said notice is served. The public works 
department is authorized to abate or cause to be abated such public nuisance by trimming, pruning, cutting or 
removing all or such portion of such tree, shrub or plant as may be necessary to eliminate such interference, 
obstruction or condition. Whenever it is necessary for the public works department to direct the use of city 
employees to abate, remove, or cause to be abated or removed, public nuisances as contained in this section, 
he/she shall determine the cost of the work performed by city employees and bill the property owner the cost of 
the work performed.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.170 Nonconforming landscaping. 

All properties, now landscaped, which are inadequately maintained shall be brought into compliance with 
this chapter upon not less than ninety days' from the date of a written notice from the city. All properties not now 
landscaped shall be landscaped whenever a building permit for structures valued ten thousand dollars or more is 
issued for the site. All other properties or portions of properties, not landscaped shall be kept free of rubbish, 
litter, debris, unused merchandise, unused building materials, machinery or vehicular paraphernalia not essential 
to the occupancy of the premises.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.180 Public utilities. 

No species of trees or large shrubs shall be planted under overhead lines or over underground utilities if its 
growth might interfere with the installation or maintenance of any public utilities.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.44.190 Water efficient landscape regulations. 

A. Purpose. The purpose of this section is to provide property owners with standards in landscaping their 
properties. These standards will be used by the planning division, planning commission, and director or parks 
and recreation when reviewing plans for landscaped areas. These standards are also intended to provide 
direction for the design, installation, and maintenance of water efficient landscaping as directed by California 
state law.  

1. Promote the values and benefits of landscapes while recognizing the need to utilize water and other 
resources as efficiently as possible.  

2. Establish a structure for planning, designing, installing, maintaining, and managing water efficient 
landscapes.  

3. Promote the use, when available, of tertiary treated recycled water, for irrigating landscaping.  
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4. Use water efficiently without waste by setting a maximum applied water allowance (MAWA) as an 
upper limit for water use and reduce water use to the lowest practical amount.  

5. Encourage water users of existing landscapes to use water efficiently and without waste.  

B. Definitions. The following definitions shall apply to this section:  

1. "Automatic irrigation controller" means an automatic timing device used to remotely control valves 
that operate an irrigation system. Automatic irrigation controllers shall schedule irrigation events using 
either evapotranspiration (ETo) (weather-based) or moisture sensor data.  

2. "Building permit" means a permit to engage in a certain type of construction at a specific location.  

3. "Certified landscape irrigation auditor" means a person certified to perform landscape irrigation audits 
by an accredited academic institution, a professional trade organization, or other accredited 
certification program.  

4. "Developer" means a person who seeks or receives permits for or who undertakes land development 
activities who is not a single-family homeowner. Developer includes a developer's partner, associate, 
employee, consultant, trustee, or agent.  

5. "Director" means the development services director or anyone to whom the director has designated or 
hired to administer or enforce this section.  

6. "Discretionary permit" means any permit requiring a decision-making body to exercise judgment prior 
to its approval, conditional approval, or denial.  

7. "Estimated total water use" (ETWU) means the estimated total water use in gallons per year for a 
landscaped area.  

8. "ET adjustment factor" (ETAF) means a factor that when applied to reference ETo, adjusts for plant 
water requirements and irrigation efficiency, two major influences on the amount of water that is 
required for a healthy landscape.  

9. "Evapotranspiration" (ETo) means the quantity of water evaporated from adjacent soil and other 
surfaces, and transpired by plants during a specified time period.  

10. "Reference evapotranspiration" means a standard measurement of environmental parameters which 
affect the water use of plants. ETo is given in inches per day, month, or year and is an estimate of the 
ETo of a large field of four inches to seven inches tall, cool season turf that is well watered. Reference 
ETo is used as the basis of determining the MAWA so that regional differences in climate can be 
accommodated.  

11. "Grading" means any importation, excavation, movement, loosening, or compaction of soil or rock.  

12. "Hardscape" means any durable surface material, pervious, or non-pervious.  

13. "Homeowner-provided landscaping" means landscaping installed either by a private individual for a 
single-family residence or installed by a California licensed contractor hired by a homeowner.  

14. "Hydrozone" means a portion of the landscape area having plants with similar water needs. A 
hydrozone may be irrigated or non-irrigated.  

15. "Invasive plant species" means species of plants not historically found in California that spread outside 
cultivated areas and may damage environmental or economic resources.  

16. "Irrigation audit" includes an in depth evaluation of the performance of an irrigation system conducted 
by a certified landscape irrigation auditor. An irrigation audit may include, but is not limited to, 
inspection, system tune up, system test with distribution uniformity or emission uniformity, reporting 
overspray or runoff that causes overland flow, and preparation of an irrigation schedule.  
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17. "Irrigation efficiency" means the measurement of the amount of water beneficially used divided by the 
water applied. Irrigation efficiency is derived from measurements and estimates of irrigation system 
characteristics and management practices.  

18. "Landscaped area" means an area with outdoor plants, turf, and other vegetation. A landscaped area 
may include a water feature either in an area with vegetation or that stands alone. A landscaped area 
may also include design features adjacent to an area with vegetation. A landscaped area does not 
include the footprint of a building, decks, patio, sidewalk, driveway, parking lot, or other hardscape. A 
landscaped area also does not include an area without irrigation designated for non-development such 
as designated open space or area with existing native vegetation and areas dedicated for food 
production.  

19. "Landscape manual" means the Water Efficient Landscape Design Manual, approved by the City of 
National City that establishes specific design criteria and guidance to implement the requirements of 
this section.  

20. "Low head drainage" means a sprinkler head or other irrigation device that continues to emit water 
after the water to the zone in which the device is located has shut off.  

21. "Low volume irrigation" means the application of irrigation water at low pressure through a system of 
tubing or lateral lines and low volume emitters such as drip lines or bubblers.  

22. "Maximum applied water allowance" (MAWA) means the maximum allowed annual water use for a 
specific landscaped area based on the square footage of the area, the ETAF, and the reference ETo.  

23. "Mulch" means an organic material such as leaves, bark, straw, or inorganic mineral materials such as 
rocks, gravel, or decomposed granite left loose and applied to the soil surface to reduce evaporation, 
suppress weeds, moderate soil temperature, or prevent soil erosion.  

24. "Overspray" means the water from irrigation that is delivered outside an area targeted for the 
irrigation and makes contact with a surface not intended to be irrigated.  

25. "Pervious" means any surface or material that allows the passage of water through the material and 
into underlying soil.  

26. "Plant factor" means a factor when multiplied by the ETo, estimates the amount of water a plant 
needs.  

27. "Recycled water" means waste water that has been treated at the highest level required by the 
California Department of Public Health for water not intended for human consumption.  

28. "Recreational areas" means areas of active play or recreation, such as parks, playgrounds, sports fields, 
golf courses, school yards, picnic grounds, or other areas where turf provides a playing surface or 
serves other recreational purposes.  

29. "Runoff" means water that is not absorbed by the soil or landscape to which it is applied and flows 
from the landscaped area.  

30. "Special landscaped area" means an area of the landscape dedicated to edible plants, an area irrigated 
with recycled water, or an area dedicated as turf area within a park, sports field, or golf course where 
turf provides a passive or active recreational surface.  

31. "Standard urban storm water mitigation plan" (SUSMP) means a plan designed to reduce pollutants 
and runoff flows from new development and significant redevelopment.  

32. "SUSMP manual" means the manual prepared for implementation of SUSMP requirements, and 
available for reference at the city's development services department and on the city's website.  

Page 1526 of 1838



 
 

 
    Created: 2021-05-11 11:41:17 [EST] 
(Supp. No. 57) 

 
Page 188 of 295 

33. "Storm water management and discharge control" means regulations contained in Chapter 14.22 of 
the Municipal Code enacted to reduce the effects of polluted discharge on water of the state, to secure 
benefits from the use of storm water as a resource, to ensure compliance with the San Diego Regional 
Water Quality Control Board (RWQCB) and applicable state and federal law.  

34. "Subsurface irrigation" means an irrigation device with a delivery line and water emitters installed 
below the soil surface that slowly and frequently emit small amounts of water into the soil to irrigate 
plant roots.  

35. "Tertiary treated recycled water" means water that has been through three levels of wastewater 
treatment including filtration and disinfection, but not intended for human consumption.  

36. "Transitional area" means a portion of a landscaped area that is adjacent to a natural or undisturbed 
area and is designated to ensure that the natural area remains unaffected by plantings and irrigation 
installed on the property.  

37. "Turf" means a groundcover surface of mowed grass.  

38. "Water feature" means a design element where open water performs an aesthetic or recreational 
function. A water feature includes a pond, lake, waterfall, fountain, artificial streams, spa, and 
swimming pool. Constructed wetlands used for on-site wastewater treatment or storm water best 
management practices are not water features.  

39. "WUCOLS III" means Water Use Classification of Landscape Species and refers to the Department of 
Water Resources 1999 publication or the most current version.  

C. Applicability.  

1. All new industrial, commercial, institutional, or multi-family residential development with a total 
landscaped area less than two thousand five hundred square feet shall provide the following:  

a. Install on-site landscaping and below grade automatic irrigation system in accordance with the 
landscape manual.  

b. Landscaping shall be installed in all areas not utilized for structures, parking, drainage, and 
hardscape.  

c. Drought tolerant landscaping and water efficiency in accordance with this section and the 
landscape manual is encouraged.  

d. Parkways, between the curb and the sidewalk, bordering the development shall be provided with 
ground cover, shrubs, and at a minimum one fifteen-gallon street tree every forty linear feet.  

2. All new single-family and two-family residences with a total landscaped area less than five thousand 
square feet shall provide the following:  

a. Install on-site landscaping and below grade automatic irrigation systems in accordance with the 
landscape manual.  

b. Landscaping shall be installed on all areas not used for structures, driveways, drainage, and 
hardscape.  

c. Drought tolerant landscaping and water efficiency for all new landscaping consistent with this 
section is encouraged.  

d. Parkways, between the curb and the sidewalk, bordering the development shall be provided with 
groundcover, shrubs, and at a minimum one fifteen-gallon street tree every forty linear feet.  
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3. For all other projects that exceed the landscape area identified in Section 18.44.190(C)(1) and (C)(2) of 
this section shall apply to the following projects when a building permit or a discretionary permit is 
required:  

a. A project for an industrial, commercial, institutional, or multi-family residential use with a total 
landscaped area equal to or greater than two thousand five hundred square feet.  

b. Developer installed residential and common area landscapes where the total landscaped area for 
the development is equal to or greater than two thousand five hundred square feet.  

c. A new single-family residence with homeowner provided landscaping, where the landscaped 
area is equal to or greater than five thousand square feet.  

d. A model home that includes a landscaped area.  

e. A public agency project that contains a landscaped area equal to or greater than two thousand 
five hundred square feet.  

f. A rehabilitated landscape for an existing industrial, commercial, institutional, public agency, or 
multi-family use where a building permit or discretionary permit is being issued, and the 
applicant is installing or modifying two thousand five hundred square feet or more of 
landscaping.  

4. This section shall not apply to the following:  

a. A registered local, state, or federal historical site.  

b. An ecological restoration project that does not require a permanent irrigation system.  

c. A mined land reclamation project that does not require a permanent irrigation system.  

d. A botanical garden or arboretum, open to the public.  

e. Any single-family residence that is being rebuilt after it was destroyed due to a natural disaster, 
such as a fire, earthquake, or hurricane.  

D. Administration and Enforcement.  

1. The director shall administer and enforce this section.  

2. The director shall provide guidance to applicants on how to comply with the requirements of this 
section.  

E. Landscape Documentation Package.  

1. Building permit applications for projects shall submit and have approved a landscape documentation 
package to the development services department prior to issuance of a building permit. A minimum of 
three percent of the construction cost to install the landscaping and irrigation improvements shall be 
submitted as a deposit to review the landscape documentation package. The developer shall be billed 
for actual costs incurred by the city, including actual labor charges and consultant fees, less the amount 
of the deposit. In addition to the fee, the landscape documentation package shall contain the 
following.  

a. A soils management report and plan that complies with subsection (F).  

b. Planting and irrigation plans that comply with subsection (G).  

c. A water efficient landscape worksheet that complies with subsection H.  

d. A grading plan that complies with subsection (I) below, and Chapters 14.22 (Storm Water 
Management and Discharge Control) and 15.70 (Grading) of the Municipal Code.  
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F. Soils Management Report.  

1. The soils management report as required by Section 18.44.190(E)(1)a, above shall be prepared by a 
licensed landscape architect, licensed civil engineer, licensed architect, or other landscape professional 
appropriately licensed by the state, and shall contain the following information:  

a. An analysis of the soil for the proposed landscaped areas of the project that includes information 
about the soil texture, soil infiltration rate, pH, total soluble salts, sodium, and percent organic 
matter.  

b. Recommendations about soil amendments that may be necessary to foster plant growth and 
plant survival in the landscaped area using efficient irrigation techniques.  

c. Proposed soil amendments and mulch as follows:  

i. The report shall identify the type and amount of mulch for each area where mulch is 
applied. Mulch shall be used as follows:  

• A minimum two-inch layer of mulch shall be applied on all exposed soil surfaces 
in each landscaped area except in turf areas, creeping or rooting ground covers 
or direct seeding applications where mulch is contraindicated.  

• Stabilizing mulch shall be applied on slopes.  

• The mulching portion of seed/mulch slurry in hydro-seeded applications shall 
comply with subsection (F)(1), above.  

• Highly flammable mulch material shall not be used.  

• The report shall identify any soil amendments and their type and quantity.  

2. When a project involves mass grading of a site, the soils report shall be submitted with the certificate 
of completion required by subsection (S).  

G. Planting and Irrigation Plan.  

1. The planting and irrigation plans required shall be prepared by a licensed landscape architect, licensed 
civil engineer, licensed architect, or other landscape professional appropriately licensed by the state. 
The plans shall:  

a. Include the MAWA for the plans, including the calculations used to determine the MAWA. The 
calculations shall be based on the formula in subsection (K).  

b. Include the ETWU for the plans, including the calculations used to determine the ETWU. The 
calculations shall be based on the formula in subsection (L).  

c. Include a statement signed under penalty of perjury by the person who prepared the plan that 
provides, "I am familiar with the requirements for landscape and irrigation plans contained in the 
City of National City Water Efficient Landscape Regulations (LUC Chapter 4 Section 18.44.190). I 
have prepared this plan in compliance with those regulations. I certify that the plan implements 
those regulations to provide efficient use of water."  

d. Demonstrate compliance with best management practices identified in Municipal Code Chapter 
14.22, including the storm water management, discharge control ordinance and standard urban 
stormwater mitigation plan (SUSMP).  

e. Demonstrate compliance with state and city requirements for defensible space around buildings 
and structures, and avoid the use of fire prone vegetation.  

2. The planting plan shall meet the following requirements:  
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a. The plan shall include a list of all vegetation by common and botanical plant name, which exists in 
the proposed landscaped area. The plan shall state what vegetation will be retained and what 
will be removed.  

b. The plan shall include a list of all vegetation by common and botanical plant name which will be 
added to each landscaped area. Invasive plant species shall not be added to a landscaped area. 
The plan shall include the total quantities by container size and species. If the applicant intends 
to plant seeds, the plan shall describe the seed mixes and applicable purity and germination 
specifications.  

c. The plan shall include a detailed description of each water feature, including the type and surface 
area of all water features that will be included in the landscaped area. The water feature shall 
utilize a recirculating water system.  

d. The plan shall be accompanied by a drawing showing the specific location of all vegetation, 
retained or planted, the plant spacing and plant size, natural features, water features, and 
hardscape areas. The drawing shall include a legend listing the common and botanical plant 
name of each plant shown on the drawing.  

e. All plants shall be grouped in hydrozones, and the irrigation shall be designed to deliver water to 
hydrozones based on the moisture requirements of the plant grouping. A hydrozone may mix 
plants of moderate and low water use or mix plants of high water use with plants of moderate 
water use. No high water use plants shall be allowed in a low water use hydrozone. The plan shall 
also demonstrate how the plant groupings accomplish the most efficient use of water.  

f. The plan shall identify areas permanently and solely dedicated to edible plants.  

g. The plan shall demonstrate that landscaping when installed and at maturity will be positioned to 
avoid obstructing motorists' views of pedestrian crossings, driveways, roadways, and other 
vehicular travel ways. If the landscaping will require maintenance to avoid obstructing motorist's 
views, the plan shall describe the maintenance and the frequency of the proposed maintenance.  

h. The plan shall avoid the use of landscaping with known surface root problems adjacent to a 
paved area, unless the plan provides for installation of root control barriers or other appropriate 
devices to control surface roots.  

i. Plants in a transitional area shall consist of a combination of site adaptive and compatible native 
and/or non-native species. Invasive species shall not be introduced or tolerated in a transitional 
area. The irrigation in a transitional area shall be designed so that no overspray or runoff shall 
enter an adjacent area that is not irrigated.  

j. Where applicable, the plan shall identify passive and active recreational areas.  

k. Parkways, between the curb and the sidewalk, bordering the development shall be provided with 
ground cover, shrubs, and at a minimum one fifteen-gallon street tree every forty linear feet.  

3. The irrigation plan shall meet the following requirements:  

a. The plan shall show the location, type, and size of all components of the irrigation system that 
will provide water to the landscaped area, including the controller, water lines, valves, sprinkler 
heads, moisture sensing devices, rain switches, quick couplers, pressure regulators, and backflow 
prevention devices.  

b. The plan shall show the static water pressure at the point of connection to the public water 
supply and the flow rate in gallons, the application rate in inches per hour, and the design 
operating pressure in pressure per square inch for each station.  
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c. The irrigation system shall be designed to prevent runoff, overspray, low-head drainage and 
other similar conditions where irrigation water flows or sprays onto areas not intended for 
irrigation. The plan shall also demonstrate how grading and drainage techniques promote 
healthy plant growth and prevent erosion and runoff.  

d. The plan shall identify each area irrigated with recycled water.  

e. The plan shall provide that any slope greater than twenty-five percent will be irrigated with an 
irrigation system with a precipitation rate of seventy-five hundredths inches per hour or less to 
prevent runoff and erosion. As used in this section, twenty-five percent grade means one foot of 
vertical elevation change for every four feet of horizontal length. An applicant may employ an 
alternative design if the plan demonstrates that no runoff or erosion will occur.  

f. The plan shall provide that all wiring and piping under a paved area that a vehicle may use, such 
as a parking area, driveway or roadway, will be installed inside a PVC conduit.  

g. The plan shall provide that irrigation piping and irrigation devices that deliver water, such as 
sprinkler heads, shall be installed below grade if they are within twenty-four inches of a vehicle 
or pedestrian use area. The director may allow on-grade piping where landform constraints make 
below grade piping infeasible.  

h. The plan shall provide that only low volume irrigation shall be used to irrigate any vegetation 
within twenty-four inches of an impermeable surface unless the adjacent impermeable surfaces 
are designed and constructed to cause water to drain entirely into a landscaped area.  

i. The irrigation system shall provide for the installation of a manual shutoff valve as close as 
possible to the water supply. Additional manual shutoff valves shall be installed between each 
zone of the irrigation system and the water supply.  

j. The irrigation system shall provide that irrigation for any landscaped area will be regulated by an 
automatic irrigation controller using either evapotranspiration or soil moisture sensor data.  

k. The irrigation system shall be designed with a landscape irrigation efficiency necessary to meet 
the MAWA.  

l. The plan shall describe each automatic irrigation controller the system uses to regulate the 
irrigation schedule, and whether it is a weather-based system or moisture detection system. The 
plan shall depict the location of electrical service for the automatic irrigation controller or 
describe the use of batteries or solar power that will power valves or an irrigation controller.  

m. Parkways, between the curb and the sidewalk, bordering the development shall be provided 
below grade irrigation.  

H. Water Efficient Landscape Worksheet. The water efficient landscape worksheet required by Section 
18.44.190(E)(1)(c) shall be prepared by a licensed landscape architect, licensed civil engineer, licensed 
architect, or other landscape professional appropriately licensed by the state, and shall contain the 
following:  

1. A hydrozone information table that contains a list of each hydrozone in the landscaped area of the 
project and complies with the following requirements:  

a. For each hydrozone listed, the table shall identify the plant types and water features in the 
hydrozone, the irrigation methods used, the square footage, and the percentage of the total 
landscaped area of the project that the hydrozone represents.  

b. The plant types shall be categorized as turf, high water use, moderate water use, or low water 
use.  
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2. Water budget calculations, which shall meet the following requirements:  

a. The plant factor used shall be from WUCOLS III. A plan that mixes plants in a hydrozone that 
requires a different amount of water shall use the plant factor for the highest water using plant in 
the hydrozone.  

b. Temporarily irrigated areas shall be included in the low water use hydrozone. Temporarily 
irrigated as used in this section means the period of time when plantings only receive water until 
they become established.  

c. The surface area of a water feature, including swimming pools, shall be included in a high water 
use hydrozone.  

d. The calculations shall use the formula for the MAWA in subsection (K) and for the ETWU in 
subsection (L).  

e. Each special landscaped area shall be identified on the worksheet and the area's water use 
calculated using an ETAF of 1.0.  

I. Grading Plan. The required grading plan shall comply with the Municipal Code Chapters 14.22 (Storm Water 
Management and Discharge Control) and 15.70 (Grading). See the SUSMP Manual for implementation 
guidelines for Chapter 14.22 to reduce runoff and the discharge of pollutants. The grading plan shall be 
prepared by a California licensed civil engineer, and shall comply with following requirements:  

1. The grading on the project site shall be designed for the efficient use of water by minimizing soil 
erosion, runoff, and water waste, resulting from precipitation and irrigation.  

2. The plan shall show the finished configurations and elevations of each landscaped area including the 
height of graded slopes, the drainage pattern, pad elevations, finish grade, and any storm water 
retention improvements.  

J. Irrigation Schedule. The irrigation schedule shall be prepared by a licensed landscape architect, licensed civil 
engineer, licensed architect or other landscape professional appropriately licensed by the state, and shall 
provide the following information:  

1. A description of the automatic irrigation system that will be used for the project.  

2. The irrigation schedule shall consider irrigation run times, emission device, flow rate, and current 
reference evapotranspiration so that applied water meets the estimated total water use. Total annual 
applied water shall be less than or equal to maximum applied water allowance (MAWA). Actual 
irrigation schedules shall be regulated by automatic irrigation controllers using current reference 
evapotranspiration data or soil moisture sensor data.  

3. Overhead irrigation will be scheduled between four p.m. and nine a.m., unless weather conditions 
prevent it. Operation of the irrigation system outside the normal watering window is allowed for 
auditing and system maintenance.  

4. The parameters used for setting the irrigation system controller for watering times for:  

a. The plant establishment period.  

b. Different seasons during the year.  

c. Established landscaping and temporarily irrigated areas.  

d. Irrigation uniformity or efficiency setting.  

5. The consideration used for each station based on the following factors:  

a. The days between irrigation.  

Page 1532 of 1838



 
 

 
    Created: 2021-05-11 11:41:17 [EST] 
(Supp. No. 57) 

 
Page 194 of 295 

b. Stations run time in minutes for each irrigation event, designed to avoid runoff.  

c. Number of cycle starts required for each irrigation event, designed to avoid runoff.  

d. Amount of water to be applied on a monthly basis.  

e. The root depth setting.  

f. The plant type setting.  

g. The soil type.  

h. The slope factor.  

i. The shade factor.  

j. Application rate setting.  

k. Irrigation uniformity or efficiency setting.  

K. Maximum Applied Water Use.  

1. A landscape project subject to this section shall not exceed the MAWA. The MAWA for a landscape 
project shall be determined by the following calculation: MAWA = (ETo)(0.62)[0.7 × LA + 0.3 × SLA].  

2. The abbreviations used in the equation have the following meanings:  

a. MAWA = Maximum applied water allowance in gallons per year.  

b. ETo = Evapotranspiration in inches per year.  

c. 0.62 = Conversion factor to gallons per square foot.  

d. 0.7 = ET adjustment factor for plant factors and irrigation efficiency.  

e. LA = Landscaped area includes special landscaped area in square feet.  

f. 0.3 = the additional ET adjustment factor for a special landscaped area (1.0 - 0.7 = 0.3).  

g. SLA = Portion of the landscaped area identified as a special landscaped area in square feet.  

L. Estimated Total Water Use.  

1. An applicant for a project subject to Section 18.44.190 shall calculate the ETWU for each landscaped 
area and the entire project using the following equation: ETWU = (ETo)(0.62)(PF × HA/IE + SLA).  

2. The abbreviations used in the equation have the following meanings:  

a. ETWU = Estimated total water use in gallons per year.  

b. ETo = Evapotranspiration in inches per year.  

c. 0.62 = Conversion factor to gallons per square foot.  

d. PF = Plant factor from WUCOLS.  

e. HA = Hydrozone area in square feet. Each HA shall be classified based upon the data included in 
the landscape and irrigation plan as high, medium, or low water use.  

f. IE = Irrigation efficiency of the irrigation method used in the hydrozone.  

g. SLA = Special landscaped area in square feet.  

3. The ETWU for a proposed project shall not exceed the MAWA.  
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M. Adjustment to Landscaped Area for Non-Vegetated Area. Rock and stone or pervious design features, such as 
decomposed granite ground cover that are adjacent to a vegetated area may be included in the calculation 
of the MAWA and ETWU provided the features are integrated into the design of the landscape area and the 
primary purpose of the feature is decorative.  

N. Regulations Applicable to Use of Turf on Landscaped Areas. The following regulations shall apply to the use 
of turf on a project subject to Section 18.44.190:  

1. Only low volume or subsurface irrigation shall be used for turf in a landscaped area when either of the 
following occurs:  

a. On a slope greater than twenty-five percent grade where the toe of the slope is adjacent to an 
impermeable hardscape.  

b. Where any dimension of the landscaped area is less than eight feet wide.  

2. On a roadway improvement project, commercial, industrial, institutional, or multi-family project, no 
turf shall be allowed on a center island median strip or on a parking lot island.  

3. A ball field, park, golf course, cemetery, and other similar use shall be designed to limit turf in any 
portion of a landscaped area not essential for the operation of the facility.  

4. No turf shall be allowed in a landscaped area that cannot be efficiently irrigated to avoid runoff or 
overspray.  

O. Projects with Model Homes. A person who obtains a permit to construct a single-family residential 
development that contains a model home or homes shall provide a summary of this section to each adult 
visitor that visits a model home. If an adult visitor is accompanied by one or more adults during the visit only 
one set of written materials is required to be provided. Each model home shall provide an educational sign in 
the front yard of the model home visible and readable from the roadway that the home faces that states in 
capital black lettering at least two inches high on a white sign, "THIS MODEL HOME USES WATER EFFICIENT 
LANDSCAPING AND IRRIGATION."  

P. Recycled Water.  

1. A person who obtains a permit for a project that is subject to this section shall use recycled water for 
irrigation and decorative water features when tertiary treated recycled water is available from the 
water purveyor who supplies water to the property.  

2. A person using recycled water shall install a dual distribution system for water received from the water 
purveyor. Pipes carrying recycled water shall be purple.  

3. A person who uses recycled water under this section shall be entitled to an ETAF of 1.0.  

4. This section does not excuse a person using recycled water from complying with all state and local laws 
and regulations related to recycled water use.  

Q. Landscaping and Irrigation Installation. A person issued a landscape approval for a project shall install the 
approved landscaping and irrigation system before final inspection of the project.  

R. Landscaping and Irrigation Maintenance.  

1. A property owner using water on property subject to a landscape approval shall prepare a 
maintenance schedule for the landscaping and irrigation system on the project. The schedule shall 
provide for (1) routine inspection to guard against runoff and erosion and detect plant or irrigation 
system failure; (2) replacement of dead, dying and diseased vegetation; (3) eradication of invasive 
species; (4) repairing the irrigation system and its components; (5) replenishing mulch; (6) soil 
amendment when necessary to support and maintain healthy plant growth; (7) fertilizing, pruning, and 
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weeding and maintaining turf areas; and (8) maintenance to avoid obstruction of motorists' view. The 
schedule shall also identify who will be responsible for maintenance.  

2. After approval of a landscape plan, the owner is required to:  

a. Maintain and operate the landscaping and irrigation system on the property consistent with the 
MAWA.  

b. Maintain the irrigation system to achieve efficiency that meets or exceeds the MAWA.  

c. Replace broken or malfunctioning irrigation system components with components of the same 
materials and specifications, their equivalent or better.  

d. Ensure that when vegetation is replaced, replacement plantings are representative of the 
hydrozone in which the plants were removed, and are typical of the water use requirements of 
the plants removed, provided that the replaced vegetation does not result in mixing high-water 
use plants with low-water use plants in the same hydrozone.  

S. Certificate of Completion. Each person issued a landscape approval shall submit:  

1. A signed certificate of completion, under penalty of perjury, on a form provided by the City of National 
City within ten days after installation, that includes the following:  

a. A statement verifying that the landscaping and irrigation were installed as allowed in the 
approved landscape and irrigation plan, all recommended approved soil amendments identified 
in the soil management report were implemented, the installed irrigation system is functioning 
as designed and approved, the irrigation control system was properly programmed in accordance 
with the irrigation schedule, and the person operating the system has received all required 
maintenance and irrigation plans.  

b. "As-built" plans submitted by the landscape design professional of record showing the changes 
when there have been significant changes to the landscape plan during the installation of 
landscaping or irrigation devices or irrigation system components.  

c. Signature by the landscape design professional of record.  

2. An irrigation schedule that complies with subsection (J) that describes the irrigation times and water 
usage for the project.  

3. A landscaping and irrigation system maintenance schedule that complies with subsection (R).  

4. A soil management report that complies with subsection (F) if the applicant did not submit the report 
with the landscape documentation package.  

T. Waste Water Prevention. No person shall use water for irrigation that results in runoff, low head drainage, 
overspray or other similar condition, water flows onto adjacent property, non-irrigated areas, structures, 
walkways, roadways, or other paved areas.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.45 OFF-STREET PARKING AND LOADING 

18.45.010 Purpose. 

A. Intent of this Chapter.  
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1. Provide for the establishment of accessory off-street parking and loading facilities incidental to new 
uses and to major alterations and enlargements of existing uses, in order to prevent or to progressively 
alleviate traffic congestion and shortage of curb space;  

2. Prescribe minimum off-street parking and loading requirements for the various structures and uses 
irrespective of the districts in which they occur;  

3. Ensure that off-street parking and loading facilities are designed, developed and maintained in a 
manner that will assure their usefulness, provide for public safety, and, where appropriate, insulate 
surrounding uses from their impact.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.020 Requirements—General. 

For any structure or use hereafter constructed, established, substantially altered, increased in intensity of 
use, or changed in, off-street parking and loading facilities conforming to the requirements of this chapter shall be 
provided on the same lot as the main building or structure or on contiguous property.  

A. Required for New or Moved Structures. Parking and loading facilities shall be provided for all structures 
and uses hereafter constructed, established, or moved to new sites.  

B. Additional Facilities for Altered Structures—Requirements.  

1. Additional parking and loading facilities need not be provided where any structure is renovated 
or repaired, provided said structure is not increased in intensity of use or changed to a use 
requiring additional facilities.  

2. Parking and loading facilities shall be provided in accordance with the requirements for an 
equivalent new structure where any such structure is in any way structurally altered to the extent 
of more than twice the latest assessed valuation prior to the alteration. (This provision applies to 
existing structures which, upon the effective date of the National City Land Use Code, are 
nonconforming as to parking and loading. The "latest assessed valuation" requirement is identical 
to the requirement for all nonconforming structures under the nonconforming provisions.)  

C. Increase in Intensity of Use.  

1. For the purpose of this chapter, an increase in the intensity of use of any structure or premises 
shall mean the addition of dwelling units, employees, gross floor area, seating capacity, or any 
other unit of measurement specified in this title as a basis for determining required parking and 
loading facilities.  

2. When the intensity of use of any structure or premises, excluding single-family detached 
dwellings, is increased by less than fifty percent, parking and loading facilities shall be provided 
for the increase but not for any existing deficiency in such facilities.  

3. When the intensity of use is increased by more than fifty percent, excluding single-family 
detached dwellings, parking and loading facilities shall be provided for the entire structure or 
premises.  

4. When consecutive increases in intensity of use amount to a total increase of more than fifty 
percent, parking and loading facilities shall be provided for the entire structure or premises. 
Consecutive increases shall be figured from the effective date of the National City Land Use Code 
or from the time of the initial construction or establishment, whichever is more recent.  

5. When a single-family detached dwelling is increased or expanded to more than two thousand five 
hundred square feet of floor area and/or more than four bedrooms, off-street parking facilities 
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shall be provided for the increase but not for any existing deficiency in such facilities. Parking 
facilities required as a result of this chapter may be provided in a garage, carport, or surface 
space.  

D. Change in Use. When the use of any structure or premises is changed to a different use, parking and 
loading facilities shall be provided for the different use, in compliance with the provisions of this 
section for increase in intensity of use.  

E. Permitted Facilities. Any off-street parking or loading facility which is permitted but not required by 
this title shall comply with all regulations in this chapter governing the location, design, improvement, 
operation and maintenance of such facilities.  

F. Reduction of Existing Facilities. Accessory parking and loading facilities in existence on the effective 
date of the National City Land Use Code, or authorized and subsequently established under a building 
permit issued prior to said effective date, shall not be reduced below, or if already less than, shall not 
be further reduced below, the requirements for an equivalent new structure or use. All such facilities 
shall be continued for as long as the structure or use served is continued, or until equivalent facilities 
are substituted in conformance with the requirements of this title. In no case, however, shall it be 
necessary to continue parking or loading facilities in excess of those required by this title for equivalent 
new structures or uses.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.030 Off-site facilities. 

A. Off-site Facilities—Recorded Agreements.  

1. Where required parking or loading facilities are provided on a lot other than the lot on which the 
structure or use served is located, as a prerequisite to the issuance of a building permit or certificate of 
occupancy, the property owners for which the facilities are required to be provided shall record an 
agreement, approved by the city attorney as to form and content, in the office of the county recorder 
as a covenant running with the land for the benefit of the city. The agreement shall provide that said 
facilities shall be continued so long as the structure or use they intended to serve is continued.  

2. Said agreement shall remain in effect until satisfactory evidence has been submitted to the planning 
division either that other parking or loading facilities meeting the requirements of this title have been 
provided or that the structure or use served has been removed or changed so as to no longer require 
said facilities. Upon submission of such evidence, the planning division shall remove the restriction 
from the property.  

B. Off-site Facilities—Certificate of Occupancy for Building or Structure Being Served.  

1. Any certificate of occupancy for the structure or use referred to in Section 18.43.030(A) shall be valid 
only while such parking facilities are continued and shall bear a notation to that effect.  

2. Each such certificate shall be continuously displayed in a conspicuous place in the building, or, if there 
is no building, on the premises. The city manager or his/her designee shall keep a record of each off-
site parking or loading facility and shall periodically inspect such facilities to ensure their continuation.  

3. If such facilities are not continued, the certificate of occupancy for the structure or use served by the 
facilities shall be automatically canceled. The building official shall notify the person having custody of 
said structure or use of the cancellation of the certificate and the reasons therefore. The structure or 
use shall not thereafter be occupied or used until the required facilities are again provided in 
accordance with the provisions of this title and a new certificate is issued.  
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C. Requirements—General. Where there is a combination of structures or uses on a lot, the total number of 
parking stalls and loading facilities required shall be the sum of the individual requirements of the various 
structures or uses on the premises.  

D. Unspecified Uses—Determination of Parking Requirements. Parking requirements for structures and uses 
not specified in Section 18.45.050 shall be determined by the planning commission based on the 
requirements for the most comparable structure or use specified.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.040 Site plan review required. 

All parking facility improvements shall comply with the provisions of Section 18.12.070 (Site Plan Review). 
Improvements subject to review include, but are not limited to, driveways, access to streets and alleys, 
arrangement of parking stalls, aisles and maneuvering areas, signs and traffic-control devices, striping, surfacing, 
lighting, landscaping, screening, pedestrian walkways, fire access ways, obstructions, traffic flow and protective 
barriers.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.050 Off-street parking requirements by land use. 

The off-street parking and loading spaces as required by this section shall be completed and made available 
for use, including curb break and driveway installed to the established grade of the street, prior to the occupancy 
of the building served.  

A. Off-Street Parking Schedule. Each land use shall be provided the number of parking spaces required as 
determined in Table 18.45.050. In addition, the following information shall be used to determine off-
street parking requirements.  

1. Floor Area. Where Table 18.45.050 establishes a parking requirement based on the floor area of 
a use in a specified number of square feet (e.g., one space per two hundred fifty square feet), the 
floor area shall be construed to mean gross floor area.  

2. Fractions. Where application of the requirements in Table 18.45.050 results in a fractional 
requirement, a fraction of 0.5 or greater shall be increased to the next higher number and a 
fraction of less than 0.5 shall be reduced to the next lower number.  

TABLE 18.45.050 
Schedule of Off-Street Parking Requirements by Land Use 

Uses and Structures  Minimum Parking Spaces Required  
(Unless Otherwise Specified)  

Residential Uses  
Dwelling, single detached (RS-1 
zone)  

2 covered spaces, plus one additional uncovered space per bedroom 
greater than four bedrooms or one additional uncovered space for 
dwellings greater than 2,500 SF, whichever is greater.  

Dwelling, single detached (all other 
RS and RM zones, except within 
the Westside Specific Plan area)  

One covered space and one uncovered space, plus one additional 
uncovered space per bedroom greater than four bedrooms or one 
additional uncovered space for dwellings greater than 2,500 SF, 
whichever is greater.  

Dwelling, single attached  1.5 spaces per dwelling unit in a garage or carport  
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Dwelling, multiple  1.3 spaces per 1-bedroom dwelling unit plus 1.5 spaces per 2-bedroom or 
more unit, and 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.  

Fraternity, sorority house, or 
dormitory  

1.5 spaces for each sleeping room  

Mobile home parks  2 spaces per unit  
Rectory  1 garage space per bedroom  
Rooming or boarding house  1 space per guest room  
Second dwelling unit  1 space in addition to primary residence parking requirements  
Senior housing  1 space per unit plus 1 guest space for each 10 units  
RS-4 (Westside Specific Plan): Units 
greater than 1,200 square feet  

2 spaces per unit  

RS-4 (Westside Specific Plan): Units 
less than 1,200 square feet  

1.7 spaces per unit  

Commercial and Office Uses  
Banks and financial institutions  3 spaces per 1,000 square feet floor area  
Offices, administrative, clerical, and 
professional  

Number of required parking spaces varies depending on the amount of 
floor area as identified in the column to the left.  

 • First 5,000 square feet   • 1 space per 200 square feet floor area  
 • 5,000 to 10,000 square feet   • 1 space per 250 square feet floor area  
 • 10,000 to 30,000 square feet   • 1 space per 300 square feet floor area  
 • 30,000 to 100,000 square feet   • 1 space per 350 square feet floor area  
 • Over 100,000 square feet   • 1 space per 400 square feet floor area  
Offices, medical/dental office or 
outpatient clinic, veterinary 
hospitals and clinics  

1 space per 300 square feet floor area  

Lodging - Hotel, motel, bed and 
breakfast inn  

1 for each guest bedroom, plus 1 for the manager's unit  

Restaurant, bar, nightclub, pool 
hall, bowling alley, or similar 
establishment  

10 spaces per 1,000 square feet floor area  

Gasoline service station  1 space per 1,000 square feet of lot area; less the footprint of any 
convenience store area, plus 3.3 spaces per 1,000 square feet of 
convenience store area  

Commercial recreation, indoor  2.5 spaces per 1,000 square feet floor area  
Retail sales  1 for each 250 square feet of floor area  
Personal services  1 space per 300 square feet of floor area  
Shopping centers with multiple 
tenants  

1 space per 200 square feet floor area  

Vehicle repair or service, including 
car wash  

1 space per 500 square feet floor area  

Vehicle sales or rental (new and 
used)  

1 space per 500 square feet floor area plus one per every 2,500 square 
feet outdoor display area  

Theater/auditorium, 
stadium/sports arena  

1 space per 5 seats  

Mausoleum/crematory  25 spaces per 1,000 square feet of seating area  
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CL zone (Westside Specific Plan): 
Office  

2.9 spaces per 1,000 square feet floor area  

CL zone (Westside Specific Plan): 
Retail  

3.6 spaces per 1,000 square feet floor area  

CL zone (Westside Specific Plan): 
Industrial  

2 spaces per 1,000 square feet floor area  

Mixed-Uses in the MXD and MXC Zones  
Nonresidential uses  Minimum: 2 spaces per 1,000 square feet floor area  
Residential - studio, 1 bedroom, 
and 2 bedroom units  

Minimum: 1 space per unit  

Residential - 3 or more bedroom 
units  

Minimum: 1.5 spaces per unit  

MCR Zones in the Westside Specific Plan  
Residential units greater than 1200 
square feet  

1.5 spaces per unit  

Residential units less than 1200 
square feet  

1 space per unit  

Office uses  2.9 spaces per 1,000 square feet floor area  
Retail uses  3.6 spaces per 1,000 square feet floor area  
Industrial uses  2 spaces per 1,000 square feet floor area  
Industrial Uses  
Industrial manufacturing and 
processing uses, waterfront related 
industry, wholesaling, 
warehousing, and distribution  

1 space for each 1,000 square feet of floor area  

Industrial/building supplies and 
equipment, sales and rentals  

1 space per 800 square feet floor area  

Research and development  1 space per 400 square feet of floor area  
Recycling facilities  2 spaces per 1,000 square feet floor area  
Animal boarding/kennel  1 space per 500 square feet floor area  
Trucking and transportation 
terminal  

2 spaces per 1,000 square feet floor area plus 1 space for every 2 fleet 
vehicles  

Institutional Uses  
Hospital or other inpatient medical 
institution  

1 space per 3 beds, excluding bassinets  

Civic, fraternal, community, and 
cultural facilities  

1 space per every 200 square feet of floor space open to the public plus 1 
space per each 300 square feet of administrative office area  

Public/religious assembly, fraternal 
lodge or club, banquet 
fall/facilities, and similar 
establishments  

1 space for every 35 square feet of seating area  

Convention center  1 space per 50 square feet floor area  
Child day care center, preschool, or 
nursery school  

2 spaces per 1,000 square feet floor area  

Schools, elementary and middle  1.5 spaces per classroom plus area one space for each 300 square feet of 
office area  

Schools, high  1 space per each 150 square feet of classroom area plus one space for 
each 300 square feet office area  
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Schools, trade, college/university, 
business, adult education  

1 space per 40 square feet of classroom area plus 1 space per 300 square 
feet of office area  

Open Space/Agriculture  
Neighborhood and community 
farms  

Minimum 2 parking spaces, plus one additional space for every acre of 
garden site lot area over 2 acres. Each garden site that includes a farm 
stand shall provide 1 additional space for every 250 feet of floor area and 
outdoor display space.  

*For projects that include an affordable housing component, State law would supersede the parking ratios 
established in Table 18.45.050. 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.055 Tandem Parking. 

A. Tandem parking shall be permitted only in multi-family or mixed-use development for units of three 
bedrooms or more. 

B. Tandem spaces shall only be permitted in an enclosed parking garage. 

C. Each tandem space shall be reserved for the exclusive use of a three-or-more-bedroom unit and may not 
be split between units. 

D. A maximum of twenty-five percent of said multi-family or mixed-use development may be provided with 
tandem parking spaces. 

E. Tandem parking is permitted when a mechanical lift parking device is used. See Section 18.45.100 G. 

18.45.060 Westside specific area plan parking requirements. 

A. Shared Parking for Mixed Use in MCR-1 and MCR-2 Zones. Shared parking may be considered where fifty 
percent of the parking may be shared between daytime uses (commercial and office) and nighttime uses 
(residential).  

B. Joint Parking Arrangements. Joint parking arrangements may be developed on-site or within an off-site 
parking lot or parking structure located within five hundred feet of the property line of the development.  

C. Tandem Parking.  

1. Two-car tandem garages are permitted within the RS-4 zone. A two-car tandem garage shall measure a 
minimum of ten feet wide by thirty-eight feet long. A tandem parking space within a parking structure 
shall be a minimum of eight and one-half feet wide by thirty-six feet long.  

2. A maximum of twenty-five percent of multi-family development may be provided with tandem parking 
spaces.  

3. Tandem parking is permitted when a mechanical lift parking device is used. See Section 18.45.100.G.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.070 Parking for commercial vehicles. 

In addition to the parking spaces required by Table 18.45.050, for owners, occupants, employees, customers, 
or visitors of structures and uses, one parking space shall be provided for each commercial vehicle used in 
connection with the operation of any structure or use. Parking spaces for accessory vehicles shall be provided 
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within an open or enclosed parking facility on the same lot as the structure or use to which the vehicles are 
accessory.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.080 Opportunities for reduced parking. 

A. Transportation Demand Management Program (TDM). The planning commission, appealable to 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, due to the TDM program, 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 
TDM program shall include, at a minimum, the following components:  

1. A projected reduction in parking demand expressed as a percentage of overall parking demand and the 
basis for such reduction;  

2. The TDM program actions to be taken by the applicant to reduce the parking demand;  

3. A requirement by the applicant to periodically monitor whether the projected reductions are being 
achieved; and  

4. A commitment and plan whereby the applicant shall provide additional parking spaces in an amount 
equivalent to the reduction should the TDM program not result in the projected reduction in parking 
demand.  

B. Proximity to Transit. The planning commission, appealable to city council, may approve a reduction in off-
street parking spaces otherwise required by the strict application of this section, subject to conditions that it 
deems appropriate, when the subject development is conveniently accessible to a transit station. The transit 
station must either exist or is programmed for completion within the same time frame as the completion of 
the subject development. In addition, the subject development shall be located within a quarter-mile radius 
(one thousand three hundred twenty feet) of the transit station. Such reduction may be approved when the 
applicant has proven that the parking spaces proposed to be eliminated are unnecessary based on the 
projected parking demand resulting from the proximity to the transit station and such reduction in parking 
spaces will not adversely affect the site or the adjacent area. Parking may be reduced to no more than two 
parking spaces per one thousand square feet of commercial floor area and multi-unit residential parking 
requirements may be reduced to no more than one space for studio, one-bedroom, and two-bedroom units 
and two spaces for three-bedroom units. The subject development may be exempt from minimum parking 
requirements are per Assembly Bill 2097 (AB 2097). 

C. Shared Parking. The planning commission, appealable to city council, encourages parking lots for different 
structures or uses, or for mixed-uses, to be shared. At the applicant's request, 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 review authority's satisfaction that, due to the 
shared parking approach, 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. Uses that are 
sharing the parking facility shall be a maximum of five hundred feet from the closest parking space in a lot 
providing the shared spaces.  

D. Adjacent On-Street Parking. The planning commission, appealable to 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 
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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 one hundred linear feet and four parking spaces are 
located adjacent to the one hundred linear feet of frontage, the parking reduction may be four spaces. 
Fractions of spaces will not be permitted to count towards the reduction allowance.  

E. Car-Sharing. The planning commission, appealable to 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 of one parking space for each car sharing vehicle space leased by a car 
sharing program may be allowed for every sixty dwelling units in a multi-unit residential development.  

F. Motorcycle Parking Spaces. Parking lots with forty or more spaces may replace regular spaces with 
motorcycle spaces. One regular space may be replaced for each forty required spaces. Motorcycle spaces 
shall be a minimum size of four feet by eight feet. Although more spaces may be provided, a maximum of 
two and one-half percent of the total parking space requirement based on the strict application of this 
section may be motorcycle parking spaces provided in lieu of automobile parking space. Motorcycle parking 
spaces shall be located within one hundred feet of a building entry.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.090 Parking for disabled persons. 

A. California Vehicle Code. Properly posted and identified off-street parking stalls reserved for disabled persons 
shall be provided pursuant to California Vehicle Code Section 21107.8 et seq. or the most recently adopted 
Chapter 11 of the California Building Code. Such parking stalls shall be included in the minimum number of 
parking stalls required by this chapter.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.100 Parking lot design standards. 

A. Setbacks.  

1. Parking facilities may occupy any portion of a lot, except and as provided by this section.  

2. Parking facilities shall not extend into any required yard that adjoins a street lot line.  

3. Where a parking facility is on a lot not in a residential zone but which adjoins a residential zone along 
the same street, the parking facility shall not be located closer to the street lot line than would be 
permitted on the adjoining residential zone lot or twenty feet, whichever is less. The street setback 
provided by this provision shall extend for a distance of at least fifty feet from the adjoining residential 
zone.  

4. All required yards separating off-street parking areas from street lot lines shall be landscaped in 
accordance with this chapter, except multi-unit residential projects of eight units or less.  

5. All parking stalls in an open parking facility shall be setback from any dwelling unit wall on the same lot 
if the wall contains doors or windows which are on the same or approximately the same level as the 
parking facility. The setback shall be at least ten feet in width, at least one-half the width of which shall 
be unpaved.  

B. Minimum Dimensions. Stalls, Back-Up Areas, and Aisles. All parking stalls for a standard size car shall 
measure no less than nine feet wide and eighteen feet long, except for parallel parking spaces, which shall 
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measure no less than nine feet wide and twenty-three feet long. All two-way aisles providing access to 
parking stalls, including compact parking spaces, shall provide a minimum back-up and maneuvering distance 
of twelve feet for each space. In no instance may a two-way aisle measure less than eighteen feet in width. 
All one-way aisles providing access to parking stalls, including compact parking spaces, shall provide a 
minimum back-up and maneuvering distance of twelve feet for each space, but in no instance may a one-
way aisle measure less than twelve feet width. The following diagrams illustrate the minimum layout of 
parking stalls, back-up space, and drive aisles. The minimum back-up area for two-way aisles is twenty-four 
feet. All aisles shall be adequate to provide safe and efficient access to and from parking spaces, based on 
minimum standards administered by the city traffic engineer. One foot shall be added to the width of the 
stall for each side of a stall abutting a building, fence, or other obstruction.  

Parking Lot Design Standards Dimensions 

 
 

C. Parking Stalls—General Provisions.  
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1. Parking Stalls—Openings. All parking stalls shall open directly on a maneuvering or turnaround area, an 
access driveway, or an aisle leading to an access driveway, and shall be individually and continuously 
accessible.  

2. Parking Stalls—Location. All parking stalls shall be so located and free of obstructions that parking can 
be accomplished in a continuous forward movement and unparking can be accomplished with not 
more than one backing movement and one forward movement.  

3. Vertical Clearance. Each parking space shall have a vertical clearance of at least seven feet.  

D. Driveways and Aisles—General Provisions.  

1. Access to Streets or Alleys.  

a. Access driveways shall be provided between each parking facility and a public street or alley. Lots 
should not have access from predominantly residential streets, except when the lot is serving a 
residential use. Residential driveways shall be permitted only on an arterial street where no 
other access to the property exists.  

b. One-way driveways and driveways serving a single-family residence shall have a minimum width 
of twelve feet; except for driveways leading to a single car garage or parking space where the city 
manager or his/her designee may authorize a lesser width.  

c. Two-way driveways between a street and private parking facilities shall have a minimum width of 
eighteen feet. Two-way driveways between a street and public parking facilities shall have a 
minimum width of twenty-four feet. Two-way driveways within a parking facility connecting 
separated areas of parking spaces shall have a minimum width of eighteen feet, or as otherwise 
required by this section.  

d. Where access is available from any adjoining or abutting alley to any lot proposed for residential 
or mixed use development in the commercial zones, access to the required residential parking 
facility shall be from that alley when appropriate to avoid access to commercial collector or 
arterial streets.  

2. Internal Circulation—Generally. All parking facilities, except those serving not more than two dwelling 
units, shall be arranged so that:  

a. Any vehicle entering a public street can do so traveling in a forward motion;  

b. A vehicle entering the parking facility shall not be required to enter a street to move from one 
location to any other location within the parking facility or premises.  

3. Internal Circulation—Serving Not More than Two Dwelling Units. Parking facilities serving not more 
than two dwelling units shall be arranged so that any vehicle entering a street can do so traveling in a 
forward motion where:  

a. The parking facility is served by a single access driveway that is less than twenty feet in width and 
more than one hundred feet in length;  

b. The access driveway opens upon an arterial street.  

4. Vehicle Maneuver Restrictions. All parking facilities, except those serving not more than two dwelling 
units, shall be arranged so that parking maneuvers can be accomplished without driving, maneuvering, 
or encroaching into or upon any public right-of-way, walkway, or unpaved landscaped area within or 
adjoining the parking facility.  

5. Parking Facilities—Driveway Vertical Clearance. The minimum vertical clearance for driveways shall be 
thirteen feet six inches to allow for the passage of emergency vehicles, or as required by the city fire 
department, whichever is greater.  
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6. Parking Facilities—Aisles, Approach Lanes, and Maneuvering Areas for Two-Way Traffic. For two-way 
traffic within parking facilities, all aisles, approach lanes and maneuvering areas shall have a minimum 
width as specified in this section or as required by the city fire department for emergency access, 
whichever is greater.  

7. Parking Facilities—One-Way Aisles—Width. One-way aisles shall have a minimum width of twelve feet 
or as specified in this section, whichever is greater.  

8. Parking Facilities—One-Way Aisles—Directional Markings. One-way aisles shall have directional 
markings to indicate one-way circulation.  

9. Parking Facilities—Entrances and Exits.  

a. The location and design of all street or alley entrances and exits for off-street parking facilities 
shall be subject to the approval of the city engineer, to insure traffic safety.  

b. Each exit to a parking lot shall be constructed and maintained so that any vehicle leaving the 
parking lot shall be clearly visible to a person reaching a point ten feet from the edge of the 
approach to the driveway nearest to him, when the vehicle is at a point distant ten feet from the 
property line within the parking lot. Exits from parking lots shall be clearly posted with stop signs. 
Appropriate bumper guards, entrance and exit signs, and directional signs shall be maintained 
where needed. Upon a finding that parking facilities cause imminent hazard upon adjoining 
public streets, the city engineer may order the placement and maintenance of such guards and 
signs. Failure to comply with any such order may be grounds for a finding of a public nuisance.  

10. Vertical Clearance. The minimum vertical clearance for driveways shall be thirteen feet six inches to 
allow for the passage of emergency vehicles, or as required by the city fire department, whichever is 
greater.  

E. Compact Car Parking.  

1. In the industrial, institutional zones, commercial, and mixed-use zones (except retail uses) twenty-five 
percent of the parking stalls required by the schedules set out in this section may be allocated to 
compact car spaces. No compact parking spaces shall be permitted for retail uses and guest and visitor 
parking.  

2. For residential multifamily use, one parking space may be compact in size for every ten parking spaces 
required.  

3. All parking spaces provided in excess of the number required by Table 18.45.050 set out in this section 
may be allocated to compact car spaces.  

4. All parking facilities constructed, installed or modified to incorporate compact car spaces shall comply 
with the provisions of this section. Design features subject to review shall include, but are not limited 
to, specific findings of good circulation, adaptability to balance of parking lot, easy identification and 
adequate signs and pavement markings. The design of such signs and markings shall be subject to 
approval of the planning division.  

5. Maintenance of parking facilities pursuant to this section shall also include maintenance of all special 
compact car signs and pavement markings shown on approved site plans or otherwise required by this 
section.  

6. The dimensions of compact car parking stalls, back-up areas, and drive aisles shall be as indicated in the 
diagrams in Section 18.45.100(B).  

F. Dimensions for Garage or Carport Areas and Openings.  
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1. A one-car garage or carport shall contain an unobstructed interior parking area of a minimum of eleven 
feet wide by nineteen feet deep. A two-car garage or carport shall contain an unobstructed interior 
parking area of a minimum of twenty feet wide by nineteen feet deep.  

2. A garage for more than two cars shall contain a minimum area of nine feet by 18 feet for each 
additional car.  

3. A single-car garage door or opening to a single space carport shall be a minimum of eight feet wide; a 
two-car garage door or opening to a two-space carport shall be a minimum of sixteen feet wide. For 
larger parking garages or carports serving multifamily residential or nonresidential development, 
openings shall be increased in width by at least one foot if a column, post, or similar obstruction is 
located within at least three and one-half feet of the opening to the stall.  

G. Mechanical Lift Parking. Mechanical lifts for vertical storage of vehicles are permitted in the Downtown and 
Westside Specific Plan areas. Each vertically stacked space shall count as one space. Mechanical lifts shall be 
completely enclosed or fully screened from street view and adjacent residential zones. Vertically stacked 
vehicles are exempt from the seven-foot vertical clearance requirement. All mechanical parking equipment 
must be designed, installed, constructed, and maintained so as to be reasonably safe to life, limb, and 
adjoining property and must be reviewed by the city manager or his/her designee prior to installation or 
construction.  

H. Motorcycle Parking. Each motorcycle parking space shall measure at least four feet wide and thirty-two 
square feet in total area. Motorcycle parking spaces shall be located within one hundred feet of a building 
entry.  

I. Pedestrian Walkways.  

1. All parking facilities shall have safe, unobstructed, convenient, well-drained pedestrian access by 
provision of walks, steps or stepped ramps, so constructed as to assure reasonable durability and 
economy of maintenance.  

2. Pedestrian walkways shall be a minimum of five feet in width. Pedestrian walkways located 
immediately adjacent to and perpendicular to a parking stall shall be a minimum of six feet.  

3. The preferred gradient for pedestrian walkways is no greater than five percent. Pedestrian walkways 
shall not exceed a gradient of twelve percent. Pedestrian walkways between five percent and twelve 
percent gradients shall be provided with handrails.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.110 Loading requirements. 

A. General Provisions.  

1. On the same premises with every building, structure or part erected and occupied in the commercial or 
industrial zones, there shall be provided and maintained, on the lot, adequate space for standing, 
loading and unloading services, in order to avoid undue interference with public use of the streets or 
alleys.  

2. Such space, unless otherwise adequately provided for, shall include one twelve-foot by fifty-foot 
loading space with a fourteen-foot height clearance for every twenty thousand square feet or fraction 
thereof of building floor area, or for every twenty thousand square feet or fraction thereof of land use.  

3. All loading facilities shall be improved in accordance with the requirements established for parking 
facilities by this section.  
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4. Required loading facilities shall be used exclusively for the loading and unloading of vehicles concerned 
with the transportation of goods or materials. Loading facilities shall not be used to satisfy the stall 
requirements for parking facilities, nor shall they be used for the sale, display, rental or repair of motor 
vehicles.  

5. Loading facilities shall be screened as provided in this section except that all loading berths exceeding 
twenty-five feet in length which are located within fifty feet of a residential zone shall be enclosed or 
screened from the residential zone by a solid masonry wall not less than six feet nor more than eight 
feet in height.  

6. No interior landscaping of loading areas shall be required.  

7. All loading facilities shall be arranged so that any vehicle utilizing the facility may enter a street 
traveling in a forward motion.  

8. Each loading berth shall open directly upon a maneuvering or turnaround area, an access driveway, an 
aisle leading to an access driveway, or an alley, and shall be easily accessible.  

9. All access driveways serving loading facilities shall conform to the requirements established in this 
section for parking facility access driveways, but in addition shall be located so that any street entrance 
or exit to or from the loading facility is at a point at least fifty feet from the nearest point of 
intersection of any two streets and at least thirty feet from any lot in a residential district.  

B. Number of Spaces Required. The following loading and unloading spaces shall be provided and maintained as 
specified below for the use to which the property is devoted. Fractional requirements are omitted. 
Encroachment of the loading space on a public right-of-way is not permitted.  

1. Retail and wholesale markets, warehouses, hotels, hospitals, laundry and dry cleaning establishments 
and other places where large amounts of goods are received and shipped, no loading space is required 
for a building less than ten thousand square feet in gross floor area.  

2. For such buildings with ten thousand to forty thousand square feet in gross floor area, one off-street 
loading space shall be required.  

3. For such buildings with greater than forty thousand square feet in gross floor area, one off-street 
loading space is required for each forty thousand square feet in total gross floor area.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.45.120 Bicycle parking. 

A. Number of Spaces Required. The following minimum off-street bicycle parking facilities shall be required for 
all new or expanded developments. Calculation of bicycle parking facilities shall be based on the off-street 
vehicle parking spaces required prior to consideration of any vehicle parking reduction measures. Fractional 
requirements up to one-half shall be omitted. One-half or over shall require one space. Calculation of bicycle 
parking facilities for mixed use land uses shall be based on the individual use as identified in Table 
18.45.120A, below.  

TABLE 18.45.120A 
Bicycle Parking Requirements by Land Use 

Use  Required Number of Bicycle Parking Spaces  
Multi-family residential  1 for every 10 vehicle parking spaces  
Senior housing  1 space for every 20 dwelling units  
Health care facilities  1 space for every 10 vehicle parking spaces  
Retail commercial, public and civic  1 space for every 20 vehicle parking spaces  
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Public assembly, health clubs, hotels, private clubs and 
lodges  

1 space for every 10 vehicle parking spaces  

Business, professional, and corporate office  1 space for every 10 vehicle parking spaces  
Industrial  1 space for every 10 vehicle parking spaces  

 

B. Bicycle Parking Design.  

1. Bicycle parking facilities shall be installed in a manner which allows adequate spacing for access to the 
bicycle and the locking device when the facilities are occupied. Space allowances shall be thirty inches 
wide and six feet long per bicycle and include a five -foot maneuvering space behind the bicycle. At 
least seven feet of vertical clearance is required.  

2. The facilities shall be located on a hard dust-free surface, such as asphalt or a concrete slab.  

3. Bicycle parking facilities shall be located in view of building entrances or in view of windows and/or 
security personnel stations. At least fifty percent of required bicycle parking must be located within 
fifty feet of a customer entrance, and the remainder must be located within one hundred feet of any 
entrance.  

4. Bicycle spaces shall be separated from sidewalks, motor vehicle parking spaces or aisles by a fence, 
wall, or curb, or by at least five feet of open area, marked to prohibit motor vehicle parking.  

C. Required Shower Facilities. All news buildings and additions to existing buildings that result in a total floor 
area as shown in the following table are encouraged to provide employee showers and dressing areas for 
each gender as shown in the following Table 18.45.120B.  

TABLE 18.45.120B 
Required Number of Showers 

Land Use  Number of Showers Required for Specified Building Floor Area  
1 Shower for Each Gender  1 Additional Shower  

for Each Gender  
Office use (business, professional)  50,000 to 149,000 square feet  Each 100,000 square feet over 

150,000  
Retail trade and services  100,000 to 299,999 square feet  Each 200,000 square feet over 

300,000  
Industrial/manufacturing  50,000 square feet or more  N/A  

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.46 OUTDOOR LIGHTING 

18.46.010 Purpose. 

A. Intent and Purpose of this Chapter.  

1. To provide reasonable restrictions and limitations upon the use of lighting in or near the residential 
zones of the city so as to prevent lighting from creating a nuisance to residents within said residential 
zones. It is recognized that lighting is widely used in commercial or industrial zones for the purpose of 
advertising and security and that such lighting is essential to the conduct of many commercial or 
industrial enterprises.  
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2. The city acknowledges that protective security lighting in residential zones constitutes a deterrent to 
crime and an aid in law enforcement and contributes generally to the safety of those persons residing 
in such residential zones. It is further accepted that properly controlled lighting in residential areas 
used for landscaping and highlighting of architectural features of buildings and structures enhances 
and promotes the aesthetic condition of the property and the general welfare of the area.  

3. It is equally recognized that lighting, by virtue of its intensity, brightness, direction, duration and hours 
of operation, can constitute a nuisance to adjacent residential dwellers. The purpose and intent of this 
section is to establish outdoor lighting standards that reduce the impacts of glare, light trespass, 
overlighting, skyglow, and poorly shielded or inappropriately directed lighting fixtures and that 
promote safety and energy conservation.  

4. It is the intent of the city to adopt this section to encourage the continued and appropriate use of 
lighting for the purposes set forth in this section, but to require that said lighting be regulated and 
controlled in a manner so as to avoid the creation of a public nuisance in residential areas. All outdoor 
lighting in National City shall be regulated by this Land Use Code and by the State of California Title 24 
Energy Efficiency Standards for outdoor lighting requirements.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.020 Applicability. 

A. New Uses, Buildings, and Additions. Unless specifically exempted elsewhere in this chapter, the provisions of 
this chapter shall apply to all outdoor lighting for proposed new land uses, developments, buildings, 
structures, or building additions that require a permit.  

B. Nonconforming Uses, Structures, or Lots. Whenever a nonconforming use, structure or lot is abandoned for a 
period of one year and then recommenced or changed to a new use, then any existing outdoor lighting shall 
be reviewed and brought into compliance with the provisions of this chapter as necessary for the entire 
building, structure or premises, to the maximum extent possible as determined by the planning division.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.030 General standards. 

A. Outdoor Lighting Fixtures. All outdoor lighting fixtures shall be designed, shielded, aimed, located, and 
maintained to shield adjacent properties and to not produce glare onto adjacent properties or roadways. 
Parking lot light fixtures and light fixtures on buildings shall be full cut-off fixtures.  

B. Street Lighting. Street lighting shall be provided in accordance with the requirements of the National City 
Standards Manual.  

C. Prohibited Lighting. Flashing, revolving, intermittent exterior lighting or internally illuminated signs are 
prohibited. High intensity light beams, such as, but not limited to, outdoor searchlights, lasers, or strobe 
lights shall be prohibited.  

D. Lighting for Safety. In all multiple family residential, commercial, or industrial developments, all sites shall be 
well lit so as to provide safe pedestrian and vehicular access and to eliminate dark areas.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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18.46.040 Lighting plan requirements. 

A. Exterior Lighting Plan. The applicant shall submit to the planning division sufficient information, in the form 
of an overall exterior lighting plan, to enable the director to determine that the applicable provisions will be 
satisfied. The exterior lighting plan shall include, at a minimum, the following information:  

1. Manufacturer specification sheets, cut sheets or other manufacturer provided information for all 
proposed lighting fixtures.  

2. The proposed location, mounting height, and aiming point of all exterior lighting fixtures.  

3. If building elevations are proposed for illumination, drawings shall be provided for all relevant building 
elevations showing the fixtures, the portions of the elevations to be illuminated, the luminance levels 
of the elevations, and the aiming point for any remote light fixture. If only architectural lighting below 
five foot-candles is proposed, this section or any portion of it may be waived by the director.  

4. A brief written narrative which describes the objectives of the lighting.  

5. Photometric data, Color Rendering Index (CRI) of all lamps (bulbs), and other descriptive information of 
the fixtures, and, if applicable or required, designation as Illuminating Engineering Society of North 
America (IESNA) "cut-off" fixtures.  

6. A computer generated photometric grid showing foot-candle readings every ten feet within the 
property or site, and ten feet beyond the property lines at a scale specified by the director. Iso foot-
candle contour line style plans may be substituted for the photometric grid.  

7. For exterior lighting installations within fifty feet of upper level living units, horizontal and vertical 
projection of photometric data is required.  

8. If needed to review proposed exterior lighting installations, the director may require additional 
information following the initial lighting plan submittal, including but not limited to:  

a. Landscaping information that indicates mature tree size;  

b. Shrubbery and other vegetation in order to evaluate the long-term and seasonal effectiveness of 
lighting or screening of lighting.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.050 Security lighting. 

A. Defined. For the purposes of this section, security lighting is defined to include the following: lighting 
intended to reduce the risk (real or perceived) of personal attack and lighting intended to discourage 
intruders, vandals, or burglars, and to protect property.  

B. Shielded and Aimed. All security lighting fixtures shall be shielded and aimed so that illumination is directed 
only within the owner's property boundaries and not cast on other areas. In no case shall lighting be directed 
above a horizontal plane through the top of the lighting fixture, and the fixture shall include shields that 
prevent the light source or lens from being visible from adjacent properties and roadways. The use of general 
floodlighting fixtures shall be prohibited unless it meets the shielding requirements of this section.  

C. Vertical Surfaces. Security lighting may illuminate vertical surfaces (e.g. building facades and walls) up to a 
level eight feet above grade or eight feet above the bottoms of doorways or entries, whichever is greater.  

D. Pole-Mounted. Security lighting fixtures may be mounted on poles located no less than ten feet from the 
perimeter of the property boundary.  
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E. Site Perimeters. Security lights intended to illuminate a perimeter (such as a fence line) shall include motion 
sensors and be designed to be off unless triggered by an intruder located within five feet of the perimeter. 
The zone of activation sensors must be within the property boundaries of the property wishing to be 
illuminated.  

F. Timers and Photocells. Security lights shall combine timers with dusk-to-dawn photocells to ensure lights are 
on only when it is dark.  

G. Requirements. In addition to the application materials set forth in the general provisions of this section, 
applications for security lighting installations shall include a written description of the need for and purposes 
of the security lighting, a site plan showing the area to be secured and the location of all security lighting 
fixtures, specifications of all fixtures, the horizontal and vertical angles in which light will be directed, and 
adequate cross-sections showing how light will be directed only onto the area to be secured.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.060 Accent lighting. 

Architectural features may be illuminated by uplighting, provided that the light is effectively contained by the 
structure, the lamps are low intensity to produce a subtle lighting effect, and no glare or light trespass is produced. 
For national flags, statues, public art, or other objects that cannot be illuminated with down lighting, upward 
lighting may only be used in the form of two narrow-cone spotlights that confine the illumination to the object of 
interest.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.070 Lighting standards for uses within fifty feet of residential zones. 

A. For Uses Within Fifty Feet of Residential Zones.  

1. Lighting poles shall be no taller than twenty feet.  

2. Lighting fixtures shall be aimed and shielded in a manner that shall not direct illumination on adjacent 
residential zones. Fixtures shall be of a type or adequately shielded to prevent glare from normal 
viewing angles.  

3. At the discretion of the review authority and, where feasible, additional landscaping may be used to 
provide light screening between commercial zones and residential zones to help prevent light trespass. 
Where landscaping is used for light screening, the director shall take into consideration the applicable 
landscaping standards, the design standards, the creation of excessive shadows or dark spaces, and 
views into and out of a site.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.080 Parking lot lighting. 

A. Standards.  

1. Parking lots shall comply with the standards of this chapter in addition to the other requirements of 
this title.  

2. Parking lot lighting shall be designed to provide for uniform lighting throughout the facility with no 
dark patches or pockets.  
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3. Parking lot lighting shall be designed to provide sufficient lighting to identify parking features and 
provide pedestrian safety.  

4. In order to direct light downward and minimize the amount of light spilled into the dark night sky, all 
lighting fixtures serving parking lots, shall be full cut-off fixtures as defined by the Illuminating 
Engineering Society of North America (IESNA).  

5. The maximum permissible mounting height of all parking lot lighting shall be thirty feet unless 
otherwise specified in this chapter.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.090 Lighting of outdoor performance, sport and recreational facilities. 

A. Events and Special Activities.  

1. Lighting levels and pole heights for outdoor performance, sports, and recreation facilities shall not 
exceed by more than five percent of the Illuminating Engineering Society of North America published 
standards for the proposed activity.  

2. Where playing fields or other special activity areas are to be illuminated, lighting fixtures shall be 
specified, mounted, aimed and shielded so that their beams fall within the primary playing area and 
immediate surroundings, and so that no direct illumination is directed off the site.  

3. The main lighting shall be turned off as soon as possible following the end of the event. The main 
lighting shall not remain on longer than thirty minutes following the end of the event. Where feasible, 
a low level lighting system shall be used to facilitate patrons leaving the facility, cleanup, nighttime 
maintenance and other closing activities. The low level lighting system shall provide a horizontal 
illumination level at grade of no more than four foot-candles.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.100 Lighting for multi-unit attached residential projects. 

In all multi-unit attached residential developments, light fixtures for walks, steps, parking areas, driveways, 
on-site streets, and other facilities shall be provided in keeping with the type of development and at locations to 
assure safe and convenient nighttime use. Fixtures shall be designed in keeping with the project and shall be 
properly shaded to screen the windows of habitable rooms from the direct rays of light. All outdoor lighting shall 
be so shielded and adjusted that the light is directed to fall only on the same premises upon which the light source 
is located. All outdoor security and safety lighting shall be installed in accordance with the standards in this 
chapter.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.46.110 Standards for single-family residential uses. 

A. Standards.  

1. Protective security lighting, landscape lighting or architectural highlighting, properly directed and 
shielded, may be operated at all hours of the night.  

2. Luminaires providing outdoor lighting and permanently mounted to a residential building or to other 
buildings on the same lot are allowed.  
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3. Motion sensors with integral photo-control area and high-efficacy dust-to-dawn lighting are 
encouraged.  

4. Permanently installed luminaires in or around swimming pools, water features, or other locations 
subject to Article 680 of the California Electrical Code need not be high-efficacy luminaires.  

5. Lighting for single-family residential uses shall be directed to fall only on the same premises upon 
which the light source is located.  

6. Floodlighting is discouraged, and if used, must be shielded to prevent:  

a. Disability glare for drivers or pedestrians;  

b. Light trespass beyond the property line; and  

c. Light above a horizontal plane. "Wallpack" type fixtures are not permitted.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

Chapter 18.47 SIGNS ON PRIVATE PROPERTY AND PUBLIC PROPERTY NOT OWNED 
BY THE CITY OR ITS AFFILIATED AGENCIES2 

18.47.010 Title. 

This chapter shall be known as the Regulatory Sign Ordinance of the City of National City, California.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.020 Authority, scope, intent, purposes. 

A. Authority. This chapter is enacted pursuant to the city's general and police powers, California Constitution 
Article XI, Section 7; California Government Code Sections 65000 et seq., 65850(b), 38774, and 38775; 
Business and Professions Code Sections 5200 et seq., 5230, 5490 et seq., 13530 et seq. and 13540; Penal 
Code Section 556 et seq.; and other applicable state laws.  

B. Scope. This chapter regulates signs, as defined herein, which are located within the corporate limits of the 
City of National City and over which the city has land use regulatory authority, but not on city owned land. 
Signs on city land are subject to Chapter 13.28. Signs used in conjunction with parades, protests, 
demonstrations and outdoor public assemblies are regulated as temporary uses under Chapter 15.60.  

C. Intent. By adoption of this chapter, the city council intends to create and implement a comprehensive system 
for the regulation of signs within the scope of this chapter, with a regulation system that: 1) accommodates 
the expression rights of the First Amendment to the U.S. Constitution and the corollary provisions of the 
California Constitution; 2) comports with all applicable principles of federal and state constitutional, 
statutory and administrative law.  

                                                                 
2Editor's note(s)—Ord. No. 2016-2411, § 2, adopted April 5, 2016, amended Ch. 18.47Editor's note(s)—, §§ 

18.47.010Editor's note(s)——18.47.270 in its entirety, in effect repealing and replacing said chapter to read 
as herein set out. The former Ch. 18.47Editor's note(s)— pertained to signs and outdoor advertising displays 
and derived from Ord. No. 2012-2372, Exh. B-1, 2-7-2012.  
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D. Purposes and Interests Served. The purposes of this chapter include, but are not limited to: 1) serving the 
governmental and public interests in controlling visual clutter, community esthetics, and safety of drivers, 
passengers, and pedestrians; 2) aiding in the identification of properties, land uses, enterprises and other 
establishments; 3) enhancing the general appearance and esthetics of the urban environment; and 4) 
protecting the natural beauty of the city's open space.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.030 Basic principles. 

A. Message Neutrality Policy. It is the policy of National City to regulate signs in a manner that does not favor 
commercial speech over noncommercial speech and does not regulate protected noncommercial speech by 
message content.  

B. Message Substitution Policy. A constitutionally protected noncommercial message may be substituted, in 
whole or in part, for any allowed commercial message or any other protected noncommercial message, 
provided that the sign structure or mounting device is legal. Any substitution shall require the private 
property owner's consent. The purpose of this provision is to prevent any favoring of commercial speech 
over non-commercial speech, or favoring of any particular protected noncommercial message over any other 
protected noncommercial message. The message substitution policy does not: 1) create a right to increase 
the total amount of sign display area on a site or parcel; 2) create a right to substitute an off-site commercial 
message in place of an onsite commercial message or in place of a noncommercial message; 3) affect the 
requirement that a sign structure or mounting device must be properly permitted; 4) authorize changing the 
physical method of image presentation (such as digital or neon) display without a permit; or 5) authorize a 
physical change to the sign structure without compliance with applicable building codes, safety codes, and 
neutrally-applicable rules for sign size, height, orientation, setback, separation or illumination.  

C. Enforcement Authority. The director is authorized and directed to administer and enforce this chapter.  

D. Administrative Interpretations. Interpretations of this chapter are to be made initially by the director in 
consultation with the city attorney. The director may refer an interpretation question to the planning 
commission. All interpretations of this chapter are to be exercised in light of the message neutrality and 
message substitution policies. Where a particular type of sign is proposed, and the type is neither expressly 
allowed nor prohibited by this chapter, or whenever a sign does not qualify as a "structure" as defined in the 
building code, as adopted by the city, then the planning commission or director, as applicable, shall approve, 
conditionally approve or disapprove the application based on the most similar sign type, using physical and 
structural similarity, that is expressly regulated by this chapter.  

E. Responsibility for Compliance. The responsibility for compliance with this chapter rests jointly and severally 
upon the sign owner, the permit holder, all parties holding the present right of possession and control of the 
property whereon a sign is located, mounted or installed, and the legal owner of the lot or parcel, even if the 
sign was mounted, installed, erected or displayed without the consent or knowledge of the owner and/or 
other parties holding the legal right to immediate possession and control.  

F. Onsite-Offsite Distinction. Within this chapter, the distinction between onsite signs and offsite signs applies 
only to commercial messages. It does not apply to non-commercial messages.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.040 Definitions. 

The following definitions apply to this chapter, and to other chapters when cross-referenced by such other 
chapters.  
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"Banner" means any flexible material, such as cloth, plastic, vinyl, paper, cardboard or thin metal, with or 
without a message, attached outdoors to a building, structure or mounting device, or attached indoors to a 
building, structure or mounting device so as to be visible from the exterior of a building, or structure. The term 
"banner" includes a pennant, flag, or bunting.  

"Billboard" means a permanent sign structure in a fixed location which meets any one or more of the 
following criteria: (1) it is used for the display of off-site commercial messages; (2) the message display area, or any 
part thereof, is made available to message sponsors other than the owner(s) or operator(s) of the sign, typically for 
a fee or other consideration, i.e., it is general advertising for hire; (3) the sign is a principal or secondary use of the 
land, rather than appurtenant or accessory to some other principal use of the land.  

"Bunting" means a form of banner that is typically presented and displayed in a folded or gathered fashion or 
combination. It may include a display in combination with a flag or banner. Depending on the format of the 
display, the term may be synonymous with banner.  

"Changeable copy sign" means a sign displaying a message that is changed by means of moveable letters, 
slats, lights, light emitting diodes, or moveable background material. "Digital signs," "dynamic signs," and CEVMS 
(changeable electronic variable message signs) are all within this definition.  

"City" means the City of National City California.  

"City property" means any parcel of land or separately leasable space over which the city or any of its related 
entities, holds the present right of possession and control, regardless of who may hold legal fee title, or that is 
within the public right-of-way.  

"Commercial mascot" means a person or animal attired or decorated with commercial insignia, images, 
costumes, masks, or symbols, and/or holding signs displaying commercial messages, when a principal purpose is to 
draw attention to or advertise a commercial enterprise. This definition includes "sign twirlers," "sign clowns," "sign 
spinners," "sign twirlers," and "human sandwich board" signs. Also known as "living signs."  

"Commercial message" means a message that proposes a commercial transaction or pertains primarily to the 
economic and commercial interests of the message sponsor and/or the sign audience.  

"Construction site sign" means a sign that is displayed on the site of a construction development project 
during the period of time of actual construction.  

"Digital display" means display methods utilizing LED (light emitting diode), LCD (liquid crystal display), 
plasma display, projected images, or any functionally equivalent technology, and which is capable of automated, 
remote or computer control to change the image, either in a "slide show" manner (series of still images), or full 
motion animation, or any combination of them.  

"Director" means the city manager or designee.  

"Directional sign" is a sign used to provide directions to pedestrians and vehicular traffic.  

"Election period" means that period of time which begins sixty days before a special, general, or primary 
election in which at least some registered voters in the city are eligible to vote, and ends ten days after such 
election.  

"Establishment" means any legal use of land, other than long-term residential, which involves the use of 
structures subject to the building code. By way of example and not limitation, this definition includes businesses, 
factories, farms, schools, hospitals, hotels and motels, offices and libraries, but does not include single-family 
homes, mobile homes, residential apartments, residential care facilities, or residential condominiums. Multi-unit 
housing developments are considered establishments during the time of construction; individual units are not 
within the meaning of establishment once a certificate of occupancy has been issued or once a full-time residency 
begins.  
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"Establishment premises" means a specific occupancy within a building or upon a parcel of land, typically 
having a specific address and discrete entrance(s) and exit(s) so as to maintain a specific identity and location.  

"Flag" means a piece of fabric or other flexible material, usually rectangular, of distinctive design, used as a 
symbol.  

"Freestanding sign" means a sign which is principally supported on the ground by one or more uprights, 
braces, poles, pylons or other similar structural components. This category includes both monument and pole 
signs.  

"Frontage" when used as a measurement reference of a building or establishment premises, shall refer to 
the distance between the two most distant corners of a building measured in a straight line along the building face 
bordering the adjoining street. See glossary pertaining to frontage when made applicable to a parcel of land. The 
term also refers to the elevation of a building that abuts or adjoins a private or public right-of-way or parking lot.  

"Garage sale sign" means a sign whose message concerns short-term rummage, estate, boutique, or garage 
sales of used or handmade common household items from a residential property.  

"General advertising," also known as "general advertising for hire," means the enterprise of advertising or 
promoting other businesses or causes using methods of advertising, in contrast to self-promotion or on-site 
advertising.  

"Height" means the distance measured vertically from grade to the highest point or portion of the object to 
be measured or height limited.  

"Illegal sign" means a sign that was installed without proper city or other required approvals and/or permits 
at the time it was initially installed, and which has not been legalized by later action. This definition also includes a 
sign that was erected in conformance with all applicable laws, rules, and regulations in effect at the time of 
installation, but which was subsequently altered so as to be out of compliance with applicable law, including the 
terms of permits which authorized construction. All signs described in Business and Professions Code Section 
5499.1 and defined therein as an "illegal on-premises advertising display" are also within this definition.  

"Illuminated sign" means a sign whose message is made readable by internal or external lights or light 
emitting diodes (or functionally equivalent technology), typically (but not necessarily) during hours of darkness.  

"Install" or "installation" includes but is not limited to the act by which a sign is constructed or placed on land 
or a structure, or the act of attaching, painting, printing, producing, or reproducing, or using any other method or 
process by which a visual message is presented or placed upon a surface.  

"Legal nonconforming sign" means a sign that complied with all applicable laws, rules and policies at the time 
of installation, and which has not been expanded beyond the originally applicable rules, but which does not 
conform to currently applicable law and rules.  

"Mobile billboard" means a sign on a wheeled conveyance (whether motorized or not) or water craft, 
including those which carry, convey, pull or transport any sign used for general advertising for hire. The term does 
not include vehicles and vessels that display identification information concerning the usual business or regular 
work of the vehicle/vessel owner (not including general advertising).  

"Motor fuel price sign" means a sign of the type described and required by Business and Professions Code 
section 13530 et seq.  

"Monument sign" means a low-profile freestanding sign supported by a structural base or other solid 
structural features other than support poles, which may contain copy on more than one side.  

"Mural-type sign" means a sign painted on the exterior wall of a building consisting of graphics or images, 
either alone or in combination with letters. Mural-type signs shall be treated as any other sign subject to the 
signage area requirements.  
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"Non-commercial message" means a constitutionally protected message that addresses topics of public 
concern or controversy such as, by way of example and not limitation, politics, religion, philosophy, science, art or 
social commentary.  

"Offsite sign" means a sign that advertises commercial products, accommodations, services, or activities not 
provided in or on the property or premises upon which it is located. The on-site/off-site distinction does not apply 
to non-commercial messages.  

"Onsite sign" means a sign that advertises the commercial business, accommodation, services, or activities 
provided on the premises on which the sign is located, or is expected to be provided in the near future, such as 
"coming soon" movie posters. In the case of developments subject to a master sign program, all establishments 
subject to the program are considered on-site whenever located within any location subject to the program. All 
establishments within a shopping center are on-site as to any sign(s) also located within that shopping center. The 
on-site/off-site distinction does not apply to non-commercial messages.  

"Outdoors" means a location on undeveloped property or the exterior of a building or structure.  

"Parcels" or "property" or similar references or descriptions mean parcels defined or delineated by assessor 
parcel numbers maintained by the County tax assessor or as defined in the glossary of this Code.  

"Pennant" is a banner with three sides, or swallow-tail form.  

"Permanent sign" means a sign that is solidly attached to a building, structure, or the ground by means of 
mounting brackets, bolts, welds, or other combination of attachment methods, thereby rendering the sign non-
moveable or difficult to reposition without the use of machinery, cutting devices, or mechanical devices. See also 
"temporary sign."  

"Pole sign" means a permanently mounted, freestanding sign which is supported above the ground by one or 
more uprights, braces, poles, or other similar structural components.  

"Projecting sign" is any sign which projects beyond a building face and uses a wall or vertical element of a 
building as its main source of support. The term includes a double-faced sign that is installed more or less 
perpendicular to the face of a building so as to allow a message to be viewable from either side. The term does not 
include signs that are installed along the face of a building and that are completely attached to the face of a 
building.  

"Real estate sign" means any sign whose message concerns a proposed economic transaction involving real 
estate, including all signs described in Civil Code 713.  

"Residential sign" means a sign displayed on a legal, individual dwelling unit. The term does not apply to 
management offices of apartment complexes or mobile home parks, or to hotels, motels, inns or other places of 
transient occupancy.  

"Responsible party" means the permittee, property owner, or owner or person in charge of the sign.  

"Rooftop sign" or "roof-mounted sign" means a sign that extends above the ridgeline of the roof of a building 
or a sign attached to any portion of the roof of a building.  

"Safety codes" refers to the building, electrical, plumbing, grading, and similar codes which ensure safe 
construction.  

"Shopping center" shall mean a group of commercial buildings as defined in the glossary.  

"Sign" as used in this chapter, generally means the public display of any visually communicative image placed 
on public display and visible from the exterior of any portion of the public right-of-way or place open to passage by 
the public. Notwithstanding the generality of the foregoing, the term "sign" does not include:  

1. Aerial banners towed behind aircraft;  
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2. Architectural features—Decorative or architectural features of buildings (not including lettering, 
trademarks or moving parts), which do not perform a communicative function (examples include color 
stripes around an office building or retail store);  

3. Automated teller machines (ATMs), when not used for general advertising;  

4. Cornerstones and foundation stones;  

5. The legal use of fireworks, candles and artificial lighting not otherwise regulated by this chapter;  

6. Grave markers, gravestones, headstones, mausoleums, shrines, and other markers of the deceased;  

7. Historical monuments, plaques and tablets;  

8. Holiday and cultural observance decorations displayed in season, including inflatable objects, on 
private residential property which are on display for not more than forty-five calendar days per year 
(cumulative, per dwelling unit) and which do not include commercial messages;  

9. Inflatable gymnasiums associated with legal residential uses—Inflatable, temporary, moveable, 
gymnasium devices commonly used for children's birthday parties, and similar devices (also called 
"party jumps" or "bounce houses");  

10. Interior graphics—Visual communicative devices that are located entirely within a building or other 
enclosed structure and are not visible from the exterior thereof;  

11. Manufacturers' marks—Marks on tangible products, which identify the maker, seller, provider or 
product, and which customarily remain attached to the product even after sale;  

12. Mass transit graphics—Graphic images mounted on duly licensed and authorized mass transit vehicles 
that legally pass through the city;  

13. News racks, newspaper vending devices and newsstands;  

14. Personal appearance: makeup, masks, wigs, costumes, jewelry, apparel and the like, unless it 
constitutes a commercial mascot;  

15. Safety warnings on motorized or electrified equipment;  

16. Searchlights used as part of a search and rescue or other emergency service operation (this exclusion 
does not apply to searchlights used as attention attracting devices for commercial or special events);  

17. Shopping carts, golf carts, horse drawn carriages, and similar devices (any motorized vehicle which may 
be legally operated upon a public right-of-way is not within this exclusion);  

18. Symbols embedded in architecture—Symbols of non-commercial organizations or concepts including, 
but not limited to, religious or political symbols, when such are permanently integrated into the 
structure of a permanent building which is otherwise legal, by way of example and not limitation, such 
symbols include stained glass windows on churches, carved or bas relief doors or walls, bells and 
religious statuary;  

19. Vehicle and vessel insignia—On street legal vehicles and properly licensed watercraft: license plates, 
license plate frames, registration insignia, non-commercial messages, messages relating to the business 
of which the vehicle or vessel is an instrument or tool (not including general advertising) and messages 
relating to the proposed sale, lease or exchange of the vehicle or vessel.  

20. Vending machines, automated intake devices and product dispensing devices which do not display off-
site commercial messages or general advertising messages;  

21. Window displays—The display of merchandise in a store window, when such merchandise is 
immediately available for purchase.  
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"Signage" is the collective noun for all signs on a given parcel, lot or location, or within a stated classification;  

"Sign area" means that portion of a sign which consists of visually communicative copy, including the 
advertising surface and any framing, trim, or molding but not including the supporting structure, measured one 
side only, provided that the angle between faces for two-sided signs does not exceed thirty degrees.  

"Sign copy" means the visually communicative elements, including but not limited to words, letters, 
numbers, designs, figures, or other symbolic presentation incorporated into a sign with the purpose of attracting 
attention to the subject matter or message.  

"Sign face" means the portion of a sign that is available for displaying sign copy, together with any frame, 
color, panel, ornamental molding, or condition which forms an integral part of the sign copy and which is used to 
differentiate such sign copy from any wall or background against which it may be placed. Those portions of the 
supports, uprights, or base of a sign that do not function as a sign shall not be considered as part of a sign face.  

"Sign height" means the vertical distance of a sign from the uppermost point used in measuring the sign area 
to the ground immediately below such point or to the level of the upper surface of the nearest curb of a street or 
alley (other than a structurally elevated roadway), whichever measurement permits the greater elevation of the 
sign.  

"Special event" means an activity or event that occurs rarely or irregularly, is open to the public, and is of a 
duration not exceeding seven days. Any event that is subject to a temporary use permit will be considered within 
this definition. By way of example and not limitation, special events include circus or carnival runs, 4th of July 
Festival, Easter Egg Hunt, Relay for Life, Christmas Tree Lighting, parking lot sales at shopping centers and malls, 
holiday celebrations, Auto Heritage Day, etc.  

"Temporary message" means a message that pertains exclusively to an event which occurs on, or ends on, a 
particular day.  

"Temporary sign" means a sign that is constructed of lightweight or flimsy material, and is easily installed and 
removed using ordinary hand tools. Any sign that qualifies as a "structure" under the Building Code is not within 
this definition.  

"Visibility triangle" means at the intersection of any two or more streets, that area extending horizontally 
fifty feet from the corner of the intersection and vertically, from a height of three feet to a height of eight feet.  

"Visible to the exterior" refers to the placement of a sign or banner within the interior first eight feet of a 
commercial or industrial building or structure in such a manner so that it or its message is readily visible on an 
immediately contiguous public right-of-way, parking lot, or parcel. To be visible does not require that the message 
be understandable or readable.  

"Wall sign" means a sign that is attached to, erected against or painted on the wall of a building or other 
vertical structure.  

"Warning sign" means a sign that is posted to provide notice of danger, such as "Beware of Dog," "Railroad 
Crossing," "Danger High Voltage" or noting the location of underground utilities.  

"Window sign" means a sign that is painted or mounted on a window pane, or that is mounted within five 
feet of a window and oriented for viewing by exterior passersby.  

"Zone" refers both to the zone classifications given in Section 18.20.020, and to the specific areas or districts 
to which a given zoning classification applies.  

(Ord. No. 2016-2411, § 2, 4-5-2016; Ord. No. 2017-2440, § 6, 10-17-2017) 
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18.47.050 Sign permits, other sign-related decisions, appeals. 

A. Sign Permit Generally Required. Unless exempted from the sign permit requirement, all signs regulated by 
this chapter may be installed, maintained, erected, or displayed only pursuant to sign permit pursuant to this 
chapter, and a finding of compliance is made by the planning division, using the design criteria identified in 
this chapter and other applicable regulations. A sign permit may be approved subject to conditions, so long 
as those conditions are required by this chapter or some other applicable law, rule or regulation.  

B. Compliance Required. No permit shall be issued for any sign or sign structure except in compliance with the 
provisions of this chapter. A sign permit may be subject to compliance with permitting requirements 
imposed by other sources of law, including the safety codes for building, electrical, plumbing, grading, etc. 
Where there is a conflict between the provision of this chapter and other applicable regulations, the more 
restrictive shall apply.  

C. Right to Permit or Display. When any sign permit application is complete and fully complies with all 
applicable provisions of this chapter, and all other applicable laws, rules and regulations, the permit shall be 
approved and issued within the required time. In the case of signs which are exempt from the sign permit 
requirement, there is a right to erect, display, and maintain such signs as are authorized by this chapter, 
subject to the applicable rules. This "right to permit" provision does not apply when the relevant city law is 
under active consideration for amendment at the time the application for a sign permit is submitted, or 
when the rules or regulations relevant to the application are changed prior to the expiration of the time for 
decision.  

D. Legally Existing Signs; Alterations. Signs legally existing prior to the effective date of this chapter shall be 
exempt from the sign permit requirement unless a structural alteration is made, the sign area or any other 
point of nonconformity is enlarged or expanded, or there is some other change in the structural elements of 
the sign. Structural alterations and expansions require a sign permit.  

E. Review. All sign permit applications shall be initially reviewed by the director. In the case of any discretionary 
permit in which signage is included, such as a master sign program, a specific plan including signs, a variance, 
or an appeal, the director shall prepare a report for the body which shall hear the matter, the planning 
commission or city council. The report may, but is not required, to include recommendations.  

F. Application for a Sign Permit. Any person seeking a sign permit for a sign shall submit to the director a 
written application for such. The director shall prepare a sign permit application form and provide it to any 
person on request, along with such other materials and information as applicants need to submit for a 
permit. The same form may be used for both the application and the decision thereon. A single form may be 
used for multiple signs on the same site; however, the director may make separate decisions as to each sign. 
A sign permit application is complete only when it is accompanied by the appropriate application fee, in an 
amount set by resolution of the city council.  

G. Application Contents. The sign permit application form may call for the following information:  

1. Name, address and telephone number of the applicant and, if applicable, the name, address, and 
telephone number; when the applicant is not the holder of legal title to the property, consent to the 
installation of the sign by the person(s) or entities who hold legal title and the present right of 
possession and control of the property; when the sign is proposed to be installed by a sign contractor, 
the name, address, contact information, and the license number, if any, of the contractor;  

2. As to the proposed location for the sign, multiple sets of a fully dimensioned site plan (drawn to scale) 
indicating the street address, assessor's parcel number, zone classification, all property lines, public 
and private street lines (including center lines), structures, easements, utility poles and wires, and the 
location and size (in square feet) of all existing and proposed signs;  
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3. As to existing signs already on parcel, information as to whether each is permitted or exempt from 
permitting;  

4. Accurate and scaled building elevation showing existing and proposed building signs; including existing 
and proposed sign area of each individual sign and the combined area of all signs (including those 
already existing or previously permitted) in relation to the maximum allowed sign area;  

5. A statement as to whether the sign is intended to be used in whole or in part for off-site commercial 
messages, advertising for hire or general advertising;  

6. A statement or graphical description as to whether the proposed sign, or any part of it, is proposed to 
utilize any of the following physical methods of message presentation: sound; odor, smoke, fumes or 
steam; rotating, moving or animated elements; activation by wind or forced air; neon or other 
fluorescing gases; fluorescent or day-glow type colors; flashing or strobe lighting; light emitting diodes, 
liquid crystal displays or other video-like methods; digital display technology; use of live animals or 
living persons as part of the display; mannequins or statuary;  

7. A statement as to whether the property or parcel on which the sign is proposed to be erected or 
displayed, or any currently existing sign thereon, is the subject of any outstanding notice of zoning 
violation or notice to correct, including whether any such deficiencies are to be remedied by the 
proposed application;  

8. Photographs of the existing property, parcel and/or building on which the sign is proposed to be 
erected or displayed;  

9. In the case of any proposed sign which is subject to a discretionary process, such as a variance, 
conditional use permit, or sign program, all information required by such process(es);  

10. The director is authorized to modify the list of information to be provided on a sign permit application; 
however, additions may be made only after thirty days public notice. The director is also authorized to 
request, require, or accept application materials, in whole or in part, in electronic form, and to specify 
the acceptable computer formats for such submissions.  

H. Completeness. As the first step in processing a sign permit application, the director shall determine whether 
the application is complete. If the application is not complete, the applicant shall be so notified in person or 
in writing initially within thirty days of the date of receipt of the application; the notice of incompleteness 
shall state the points of deficiency and identify any additional information necessary. The applicant shall then 
have thirty calendar days, to submit additional information to render the application complete.  

I. Disqualification. No sign permit application will be approved if:  

1. The applicant has installed a sign in violation of the provisions of this chapter and, at the time of 
submission of the application, each illegal or non-permitted sign has not been legalized, removed or a 
cure included in the application;  

2. There is any other existing Code violation located on the site of the proposed sign(s) (other than an 
illegal or nonconforming sign that is not owned or controlled by the applicant and is located at a 
different establishment) which has not been cured at the time of the application, unless the 
noncompliance is proposed to be cured as part of the application;  

3. The sign application is substantially the same as an application previously denied, unless: (i) twelve 
months have elapsed since the date of the last application, or (ii) new evidence or proof of changed 
conditions is furnished in the new application;  

4. The applicant has not obtained any applicable required use permit or conditional use permit. However, 
applications for such permits may be processed simultaneously with a sign permit application.  
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J. Applications for Multiple Signs. When an application proposes two or more signs, the application may be 
granted either in whole or in part, with separate decisions as to each proposed sign. When a multiple sign 
application is denied in whole or in part, the director's written notice of determination shall specify the 
grounds for such denial.  

K. Discretion. When discretion is authorized for a master sign program or site plan review, that discretion may 
be exercised only as to location, structural and safety factors, and not as to message content, graphic design 
or artistic merit. Permissible factors for consideration include: style or character of existing improvements 
upon the site and lots adjacent to the site; construction materials; number and spacing of signs in the area; 
the sign's height, design, and location in relation to its proposed use; form, proportion, scale, overall sign 
size; potential effect of the proposed sign on driver and pedestrian safety; potential blocking of view (whole 
or partial) of a structure or facade or public view of historical or architectural significance; potential 
obstruction of views of users of adjacent buildings.  

L. Master Sign Programs. Permit applications for master sign programs as part of planned commercial, office-
professional and industrial development shall include the above information as part of a site development 
plan or specific plan. When approval is sought for a development that includes one or more signs, then the 
sign aspects of the proposed development must satisfy the applicable provisions of this chapter. In addition, 
when a development project will have six or more leased spaces, it must also comply with the master sign 
program requirements set forth in Section 18.47.130. Such proposals may be reviewed by the director and 
shall be decided by the planning commission. In preparing a report for the planning commission, the director 
may, but is not required to, make recommendations.  

M. Revocation or Cancellation. The director may revoke any approval or permit upon refusal or failure of the 
permittee to comply with the provisions of the permit and the requirements of this chapter, after written 
notice of noncompliance and at least fifteen calendar days opportunity to cure. However, opportunity to 
cure does not apply when a sign, by virtue of its physical condition, constitutes an immediate and significant 
threat to public safety.  

N. Permits Issued in Error. Any approval or permit issued in error may be summarily revoked by the director 
upon written notice to the permittee, stating the reason for the revocation. "Issued in error" means that the 
permit should not have been issued in the first place and includes but is not limited to omissions, errors or 
misrepresentations in the application materials, and oversights or errors in the processing thereof.  

O. Inspections. All signs subject to one or more safety permits (building, plumbing, electrical, grading, etc.) 
require final inspection and approval by the Building Official.  

P. Sign-Related Decisions. Challenges or objections to sign-related decisions, notices and orders, other than 
approval or denial of a sign permit, do not require a particular form, but must be in writing, signed by the 
applicant or challenger, and particularly state the matter challenged and the grounds therefore. Challenges 
shall be made to the director within thirty days of the date of the decision, notice, and/or order. Challenges 
and objections to sign-related decisions not made in accordance with these procedures shall not be eligible 
for appeal.  

Q. Levels of Review; Order of Review. Except for signs subject to initial review by the planning commission, 
initial review and decisions on all sign permit applications shall be by the director unless otherwise stated 
herein; appeal is first to the planning commission and then to city council.  

R. Safety Codes. When a proposed sign, by virtue of its physical, structural, location, and other non-message 
factors, is subject to any permits or requirements under the safety codes, then satisfaction of such 
requirements shall be a condition of the sign permit.  

S. Permit Denial. When a sign permit application is denied, the denial shall be in writing and sent or delivered 
to the address shown on the applicant's application form, and shall specifically state the grounds for denial.  
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T. Timely Decision. At each level of review or appeal, the decision shall be rendered in writing within thirty 
calendar days. The time period begins running when an appeal, challenge, or objection is received, the 
application is complete (or is deemed complete because no notice of incompleteness has been given), an 
amendment is received, or the notice of appeal has been filed, whichever applies. The timely decision 
requirement may be waived by the applicant or appellant. If a decision is not rendered within the required 
time, then the application or appeal shall be deemed denied; in the case of an appeal, the lower- level 
decision shall be deemed affirmed.  

U. Appeal. Any decision regarding a sign permit application or other sign-related decision may be appealed by 
any affected person. Notices of appeal and challenges and objections to sign-related decisions must be filed 
with the city clerk within thirty calendar days of the decision; if city offices are not open on the thirtieth day, 
then the time period is extended to the next day city offices are open to the public. Appeals shall be heard by 
the planning commission. The decision of the planning commission may be appealed to the city council 
pursuant to Section 18.12.060, as augmented by this chapter. The appeal right arises at the earliest of: a) the 
date of the written decision that is delivered to the applicant, or b) the time for decision has run without a 
written decision. The notice of appeal, objection, or challenge must state specifically the matter appealed 
from and the grounds for appeal. Notices of appeal must be signed by the appellant or their authorized 
agent, representative, or attorney.  

V. Status Quo. During the pendency of review or appeal, the status quo of the subject sign(s) shall be 
maintained. This does not apply whenever a sign, by virtue of its physical condition, constitutes an 
immediate threat to public safety.  

W. Judicial Review. Following final decision by the city council, any affected person may seek judicial review of 
the final decision on a sign permit application or other sign-related decision pursuant to the applicable 
provisions of the California Code of Civil Procedure.  

X. Notices. Written notices by the city, required within this chapter, shall be deemed given on the earliest of the 
following: when personally delivered, when publicly posted, or on the day of mailing. Notices are deemed 
effective when sent to the last known address of the addressee.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.060 Signs exempt from sign permit requirement. 

The signs listed in this section are exempt from the requirement of prior approval (either by sign permit or 
site plan review), but still subject to the rules stated in this chapter. When any residential sign meets the definition 
of "structure" in the building code, or is electrified, then compliance with all safety codes (building permits, 
electrical permits, etc.) is required. Signs may also be exempted from the sign permit requirement by other 
sections of this chapter, other chapters of this Code, or other bodies of law.  

A. Residential Signs. All legal residential dwelling units are allowed a defined maximum cumulative display area, 
which is available at all times, subject to:  

1. Physical types: residential signs may be free standing or mounted on doors, walls, or fences; flag poles 
not exceeding twenty-five feet cumulative of linear footage; roof-mounted signs are prohibited;  

2. Permissible message types: any variety or combination of constitutionally protected noncommercial 
speech (including but not limited to political/election signs); real estate signs (must be removed not 
more than five days after the proposed economic transaction is completed, or the property goes off 
the market); garage sale signs compliant with the other provisions in the Municipal Code addressing 
garage sales which is currently set forth at Section 7.21.060; construction site signs;  
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3. Prohibited message types: commercial messages other than those specified in the preceding 
subsection; general advertising for hire; any message whose public display is illegal;  

4. Maximum display area: sixteen square feet per parcel per frontage at all times; except that during the 
election period, when there shall be no limit on the maximum display area. The maximum display area 
is the cumulative total of all signs that are subject to the area limit. Not included within with the 
cumulative total: indicators of street address and occupants' name(s), visual images mounted on the 
ground (i.e., door mats);  

5. Maximum sign size: six square feet per sign at all times. The maximum sign size is the maximum square 
footage allowed for an individual sign.  

6. Illumination: special illumination of residential signs is prohibited; residential signs may be illuminated 
only by natural and legal ambient lighting;  

B. Construction Site Signs, subject to:  

1. On single-family residential properties, construction site signs shall be no larger than twenty square 
feet per street frontage;  

2. For all other construction projects: maximum display area for signs shall be no greater than fifty square 
feet per frontage;  

3. Construction site signs must be removed prior to final inspection or before issuance of a certificate of 
completion or certificate of occupancy, as applicable;  

4. Illumination: prohibited.  

C. Signs required or authorized by other bodies of law or court orders;  

D. Signs required by the fire department to designate fire lanes;  

E. Nameplate identification signs and combination name plates and address signs with letters that do not 
exceed three inches in height, are not illuminated, and do not exceed four square feet in area;  

F. Window signs that do not exceed fifteen percent of the area of a window or twelve square feet, whichever is 
less;  

G. Warning signs such as "no parking," "watch dogs," "private property," and "security service" that are not 
illuminated, do not exceed one square foot in area each, and do not project over a public right-of-way. No 
more than three of these signs shall be allowed per premises;  

H. Bulletin boards, provided they do not exceed sixteen square feet in area, do not project over a public right-
of-way, and are not illuminated.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.070 Prohibited signs. 

The signs listed in this section are prohibited in all zones and at all times unless explicitly authorized or 
allowed by another provision of this chapter, another chapter of the Code, or other applicable law.  

1. New billboards, conversion of existing billboards to digital or dynamic or tri-vision display, expansion of 
the display face of any existing billboard (except as authorized by state law), and the installation of an 
additional display face to an existing billboard structure;  

2. Mobile billboards, but not including taxis or shuttle vehicles or public transportation vehicles that 
legally pass through the city;  
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3. Signs mounted on roofs, water towers, radio, television, or cell phone towers;  

4. Signs mounted on fences;  

5. Signs mounted on trees, bushes, or vegetation;  

6. Signs placed on property (public or private) without consent of the property owner or other party 
holding the present right of possession and control;  

7. Signs that obstruct any window, door, gate or opening used or required as a means of regular ingress 
or egress, legal light or ventilation, as a fire escape or other emergency access or escape;  

8. Signs displayed on vacant or undeveloped lots;  

9. Signs whose intensity of illumination or size, shape or location interferes with the safe operation of a 
vehicle or creates distraction to the operator of a wheeled vehicle on adjoining public streets;  

10. Signs mounted in such a manner as to obstruct the free flow of vehicular or pedestrian traffic;  

11. Signs that are confusingly similar to authorized, official traffic and pedestrian control signs, even 
though they are in fact not traffic control signs;  

12. Signs using animation, flashing, blinking, or intermittent light exceeding any of these operational 
parameters:  

a. Illumination equivalent to incandescent light bulbs of sixty watts maximum per bulb;  

b. Flashes or blinks more than fifteen times per minute;  

c. Chaser lights;  

d. High intensity neon lights, tubes and flashing lights are prohibited on animated and flashing signs;  

e. Rotating beacon lighting elements.  

13. Advertising or attention-getting devices that are inflatable, float in air or water, or are activated by 
wind or forced air;  

14. Temporary signs displaying off-site commercial messages or used for general advertising for hire, 
unless required by state law;  

15. Signs placed in the public right-of-way, unless explicitly allowed by Chapter 13.28.  

16. Signs mounted on motor vehicles parked in the public right-of-way.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.080 Permanent signs. 

Unless specifically exempted herein, all permanent signs require a sign permit. The following three types of 
signs are categorically exempt from this sign permit requirement: 1) signs installed and displayed pursuant to court 
order, statutory requirement or authorization; 2) signs on residential properties; 3) signs posted by any 
governmental entity in the execution of its official duties.  

A. Signs less than six square feet. The display on any non-residential parcel of any single sign or banner 
that is less than six square feet in area is allowed and is exempt from obtaining a sign permit.  

B. Directional Signs. Directional signs that do not exceed a total of three square feet in size per sign, and 
total area combined does not exceed nine square feet per parcel, are allowed, and are exempt from 
obtaining a sign permit.  
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C. Freestanding Signs. A maximum of two freestanding or monument signs, not to exceed a total of one 
hundred square feet, are allowed, subject to a sign permit, for single-family subdivisions, multi-family 
developments, and mobile home parks.  

D. Flags. On residential land uses, a total of twenty-four square feet of flag area may be displayed at any 
and all times; on non-residential land uses, there shall be no limit to the allowable flag area that may 
be displayed at any and all times. On residential lots, the number of flag poles is limited to a cumulative 
linear footage of twenty-five feet; on non-residential lots, the cumulative linear footage shall be limited 
to the maximum height allowed in the zone in which the property is located. Flag poles intended for 
permanent use are subject to appropriate building permits.  

E. Permanent Signs in Commercial, Industrial, Mixed-Use, and Institutional Zones. Except in shopping 
centers (where special rules, stated in the next subsection, apply) and public assembly uses (to which 
special rules, stated below, apply), permanent signs may be installed on or along the face of a building 
in commercial zones and commercial uses in a mixed-use zone, and industrial or institutional zones, 
subject to the following:  

1. Signs exceeding twenty-five square feet in display area:  

a. Maximum number: one sign per establishment premises per frontage along a street, 
freeway, or parking lot;  

b. Sign area on the primary frontage shall not exceed thirty percent of the area of the building 
face or four square feet of sign for each linear foot of building face along that frontage, 
whichever is greater;  

c. Sign area on a secondary frontage shall not exceed fifteen percent of the area of the 
building face or two square feet per linear foot of secondary frontage, whichever is greater;  

d. The sign face shall not be located, such as by a cabinet, deep lettering, or architectural 
feature, more than eighteen inches from a building face.  

2. Permanent signs with twenty-five square feet or less of display area in commercial, industrial, 
institutional, mixed-use and multi-family zones:  

a. Location: only in windows or along the face of a building;  

b. Maximum total cumulative area: not exceeding ten percent of the wall or elevation on 
which the sign is placed;  

F. Permanent Signs in Shopping Centers. Permanent signs for establishments within a shopping center 
shall be limited to one per establishment premises per frontage on a common walkway, parking lot, 
driveway, alleyway, street, or freeway. The size and placement of these signs shall conform with the 
standards specified for permanent signs in commercial, industrial, mixed-use and institutional zones 
(Subsection 18.47.080(E)) as well as standards that may be applied through any required city council or 
planning commission approval, including but not limited to a conditional use permit, planned 
development permit, specific plan, or variance.  

G. Public Assembly Uses. On property used for public assembly, with periodically changing programs, the 
following signs may be installed and displayed, subject to a sign permit:  

1. Wall sign: one wall mounted sign not to exceed twenty square feet in area per street frontage or 
parking lot frontage; and  

2. One freestanding changeable copy directory sign not to exceed six feet in height and twelve 
square feet in area per street frontage or parking lot frontage shall be allowed;  
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3. Provided, however, that the signs shall be architecturally related to the structure to which they 
are appurtenant;  

4. Number Limit: No more than two wall-mounted signs plus no more than two freestanding signs.  

H. Pole or Monument Signs in Commercial, Industrial, Mixed-Use, and Institutional Zones. Pole-mounted 
or freestanding signs are allowed subject to a sign permit in the commercial and industrial zones and 
non-residential uses in a mixed-use zone, subject to:  

1. Number Limit: Pole signs or monument signs shall be limited to one sign per frontage on street, 
freeway, or parking lot, and may include a cluster sign identifying individual businesses on the 
parcel(s);  

2. Display Area Limit:  

a. The total area of any sign installed along the primary frontage shall not exceed four square 
feet per lineal foot of property on the primary frontage;  

b. The total area of any sign installed along each secondary frontage shall not exceed two 
square feet per lineal foot of property on the secondary frontage;  

3. Location: Sign structures shall not be placed within the required setback area applicable to that 
zone, except that projecting signs may protrude into or overhang a maximum distance of one-
half of the setback.  

4. Height Limit: Pole signs may be one-half feet high for each one foot away from the centerline of 
the street on which the sign is located, but in no case exceeding:  

a. MXC 1 and MXD 1 zones—Fifty feet;  

b. MXC 2 and MXD 2 zones—Fifty feet. Signs exceeding fifty feet may be allowed if located 
near a freeway and approved by the Planning Commission as compatible with the other 
uses near the site;  

c. CA and CS zones—Fifty feet. Signs exceeding fifty feet may be allowed, up to a maximum of 
seventy-five feet, if located near a freeway and approved by the Planning Commission as 
compatible with the other uses near the site;  

d. Industrial zones—Seventy feet.  

e. Institutional zones—Fifty feet.  

I. Rotating Signs in Commercial and Industrial Zones. Signs that rotate are restricted to no more than 
eight revolutions per minute. Rotating signs are allowable only in commercial and industrial zones.  

J. Projecting Signs in Commercial, Industrial, Mixed-Use, and Institutional Zones. Projecting signs may be 
installed and displayed, subject to a sign permit, in all commercial, industrial, mixed-use, and 
institutional zones, subject to:  

1. Projecting signs shall not project over any public right-of-way, including streets or alleys, except 
as provided in Subsection D, below;  

2. The maximum height of any projecting sign shall be twelve feet, and may project above any eave 
or parapet of less than twelve feet in height, but may not project inward over any such eave or 
parapet.  

3. Maximum display area for all sides: thirty-two square feet.  

4. Projecting signs may project over street parkways and required setback areas a maximum of one-
half of the street parkway or setback width. For the purpose of this section, "street parkway" is 
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defined as that part of the public street right-of-way lying between the front property line and 
the edge of the roadway.  

5. Number limit: No more than one projecting sign shall be placed on each street frontage per 
business premises.  

6. Qualification: A projecting sign shall be permitted only in lieu of a freestanding or marquee sign, 
and may not be utilized in addition to a freestanding or marquee sign.  

7. Design: Projecting signs shall be supported so as to appear to be an architectural and integral 
part of the building. The sign shall be free of any extra bracing, angle iron, guy wires, or cables.  

K. Digital Display Signs. Signs using digital display are allowed in the following zones: industrial, 
commercial, and mixed-use districts, subject to a sign permit, and subject to:  

1. Maximum height: the same rule that would apply to the same sign if it were not using digital 
display;  

2. Minimum requirement: digital display must be part of a master sign program;  

3. Maximum display area:  

a. For properties that front on arterial roadways, the digital display portion of the sign 
structure shall not exceed twenty-five percent of the allowable display area;  

b. For properties that front on highways, the digital display portion of a sign shall not exceed 
fifty percent of the allowable display area;  

c. Maximum Number: No more than one sign using digital display may be permitted on a site. 
The electronic message display may be single-faced or double-faced.  

d. Signs using digital display may not project moving images or images that appear to move; 
each still image must be on display a minimum of eight seconds; transitions between still 
images shall not exceed one second.  

e. Light Intensity: each sign using digital display shall include a photometric sensor that will 
adjust the intensity of the sign for daytime and nighttime viewing. The nighttime intensity 
shall be limited to 0.3 foot-candles (over ambient levels) as measured at a preset distance 
as established by the Lewin Report as prepared for the Outdoor Advertising Association of 
America (OAAA). The city may modify or further restrict the intensity of any DAD display 
should the lighting create a distraction to drivers or an adverse effect on nearby residential 
property.  

f. Operational Hours: the digital display portion of any sign shall not be operated between 
the hours of 10:00 p.m. and 7:00 a.m.  

g. Signs using digital display shall be shielded or the light intensity reduced as necessary to 
prevent annoying glare impacting surrounding properties.  

h. All new signs using digital display, which are not attached to a building, shall be mounted 
on one support column only.  

i. Signs using digital display may be located on the wall of a building, provided the sign does 
not obscure any of the building's windows, architectural features, or other architectural 
details.  

j. No sign using digital display may be placed within one mile of another sign using digital 
display on the same side of a highway. No sign using digital display may be placed within 
one thousand feet of another digital display on any street.  
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k. Signs using digital display are limited to noncommercial messages and onsite commercial 
messages; such signs may not be used as billboards or for purposes of general advertising 
for hire.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.090 Temporary signs. 

All temporary signs must have attached to them contact information for the persons and/or entities placing 
the signs on public display. Such information must include, at a minimum, the name of the person(s) and/or 
entities, and currently valid contact information such as phone number, mailing address, or email address. The 
purpose of this requirement is to give the city a way to contact persons who exceeded the time limit or other rules 
regarding display of certain signs, and give them an opportunity to cure the violation. The contact information 
must be in an easily readable, common typeface, such as Times New Roman, Garamond, Helvetica, Arial, or 
similar. Type size much be at least ten point.  

A. Construction Site Signs. Temporary signs may be installed and displayed on construction sites without 
permit, subject to:  

1. The maximum total area for signs at single-family residential construction projects shall be 
twenty square feet per street frontage;  

2. The maximum area of signage at other construction projects shall be 50 square feet per street 
frontage;  

3. For any request for square-footage exceeding the limits set forth in Subsections A.1. and A.2., a 
temporary use permit is required, the granting or denial of which shall be based solely on 
objective criteria such as time, location, and size;  

4. All signs must be removed prior to and as a condition of the final inspection and approval of the 
project.  

B. Temporary Signs Regarding Real Property Offered For Sale or Lease. Temporary signs may be installed 
and displayed on real property that is currently offered for sale or lease, or otherwise pursuant to Civil 
Code 713, without a sign permit, subject to:  

1. A maximum of two temporary signs may be installed on developed or undeveloped property, 
with the following requirements and specifications for the sign:  

a. The maximum area of signage allowed by this section per parcel per street frontage in 
commercial, industrial, mixed-use, multi-family, or institutional zones shall be fifty square 
feet;  

b. These signs shall not be specially illuminated;  

c. Such signs shall be removed within ten days following the lease or sale of the premises on 
which the sign is displayed.  

C. Temporary Signs for Special Events. Temporary signs may be installed and displayed when related to 
and for the duration of thirty days prior and five days after a special event, subject to:  

1. Special Event Signs in Commercial, Industrial, Multi-family, Mixed-use and Institutional zones.  

a. Temporary signs which do not cumulatively exceed thirty-two square feet in display area 
per street frontage, are allowed subject to a special event permit;  

b. Temporary signs, except flags and banners, shall not be fastened directly to the exterior 
wall or face of any building. Temporary signs may be displayed in windows or on display 
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boards, provided the combined total area of all signs does not exceed ten percent of the 
area of the building face upon which the signs are mounted. (See Section 18.47.120 for 
restrictions on flags and banners.)  

D. Temporary Signs in Residential Zones. Refer to Section 18.47.060 for signs in residential zones.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.100 Vehicle signs. 

Buses and taxis that legally traverse the public streets may display advertising; however, mobile billboards 
are prohibited on public streets and parking spaces.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.110 Mural-type signs. 

Mural-type signs shall be treated as any other sign subject to signage area requirements.  

(Ord. No. 2016-2411, § 2, 4-5-2016; Ord. No. 2017-2440, § 7, 10-17-2017) 

18.47.120 Flags, banners, and pennants. 

Permit required: All banners require the approval of the planning division. In order to obtain approval, see 
application and drawings required at the city planning division.  

A. Auto Sales Lots. These provisions apply to all motor vehicle sales. Flags, banners, and pennants may be 
displayed on automobile sales lots without time limitation or site plan review, provided that:  

1. The displays are properly maintained;  

2. Displays are limited to the perimeter of the lot;  

3. Displays do not exceed a height of twenty-five feet above the ground;  

4. Displays may not be used in place of a permanent sign.  

B. Other Commercial and Industrial Uses. Flags, banners, and pennants may be displayed on other 
commercial and industrial uses for a cumulative period of sixty days within each calendar year. The 
time limit commences when a banner permit is issued by the planning director. The sixty-day period 
may be divided into two occasions per calendar year, provided the total display time does not exceed 
sixty days per calendar year. A banner permit fee and an administrative fee in an amount representing 
the anticipated city enforcement costs in causing the applicant to remove flags or banners shall be paid 
to the city treasurer at the time of application for site plan review. The administrative fee shall be 
refunded upon the verified removal of the flag or banner by the specified deadline.  

C. The following shall apply to all displays of commercial flags, banners, and pennants, except for displays 
on auto sales lots:  

1. Must be removed by the owner or occupant within fifteen days after a determination by the city 
manager or that the display is improperly maintained or the flag, banner or pennant is tattered 
or worn;  

2. Shall not be larger than forty square feet (cumulative of all visible copy/image areas);  

3. Shall not be displayed in lieu of a permanent sign;  
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4. Shall not be placed on a roof, placed in required yard areas, or landscaped areas;  

5. Must be compatible with the primary building's appearance;  

6. Violation of the time limits shall render the site ineligible for issuance of a permit for display of a 
flag, banner or pennant for a period of one year from the date that the violation is abated;  

7. The restrictions of this section shall also apply to signs and banners located within the first eight 
feet of the interior of commercial or industrial premises when such sign or banner is visible to the 
exterior.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.130 Master Sign Programs. 

Purpose and Applicability. The purpose of the master sign program provisions is to provide a coordinated 
approach to signage for National City's business districts, which include but not limited to the Harbor District, 
Downtown, Mile of Cars, and Plaza Bonita. Whenever a development project will have six or more separately 
leased spaces, then a master sign program is required.  

A. Approval. A master sign program shall require the approval of the planning commission and the city 
council, after considering the proposed design standards.  

B. Design Standards. Master sign programs shall feature a unified and coordinated approach to the 
materials, color, size, type, placement, and general design of signs proposed for a project or property.  

C. Effect of Master Sign Program. All subsequent signs proposed for a development or property subject to 
an approved master sign program shall comply with the standards and specifications included in the 
master sign program.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.140 Nonconforming signs; abandoned uses. 

Signs that were legal when first installed, and which have not been modified or expanded in a manner that 
was illegal at the time of modification or expansion, may continue in use, so long as there is no modification or 
expansion which violates the regulations of this chapter. If the size or configuration of a parcel or building is 
changed by the subdivision or splitting of the property or alterations to the building or parcel, property 
identification signs and outdoor advertising signs on the resulting properties shall be required to conform to the 
sign regulations applicable to the newly created parcel or parcels, at the time such change becomes effective.  

Nonconforming signs shall be removed or made conforming when the business or property changes 
occupancy or ownership.  

A. Change of Land Use/Nonconforming Signs. When there is a change in the use of land upon which are 
located signs that do not conform to this chapter, then all signs on the parcel, lot, or leasable space 
must be brought into conformance with this chapter and all other applicable laws, rules, regulations 
and policies.  

B. Abandoned Site or Building. When the use of any parcel or building is vacated, terminated, or 
abandoned for any reason for a period of more than ninety consecutive days, the owner or person in 
possession of the property shall be responsible for the physical removal of all signs on the property, 
building or wall(s), and for painting over the surface so as to obliterate any painted or printed signs on 
the building so that the copy is not visible, within thirty days following notice from the city. Removal, 
painting out, or obliteration shall be performed in a manner that does not create a blighting influence. 
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Any sign that relates or pertains to an establishment that is not actually operating on the same site for 
a period of ninety or more consecutive calendar days shall be considered abandoned. Legal 
nonconforming use rights are extinguished when a sign qualifies as abandoned.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.150 Safety, maintenance, and refacing. 

A. Safety Codes—Compliance Required. All signs must comply with the applicable Uniform Building, 
Mechanical, Electrical Codes, and other safety codes adopted by the city. Safety Code permits for installation 
shall be obtained, when required, prior to any installation, from the director of building and safety.  

B. Maintenance. All signs and their supporting structures and components shall be maintained in a state of safe 
condition and good repair. Signs shall be "face washed" at least once a year. Electrically energized 
components must bear the seal of approval of an approved testing laboratory. Broken faces and burned-out 
lamps, bulbs, or tubes must be replaced within thirty days from the date of notification from the city. All 
permanent signs shall be "face washed" at least once a year. Electrically energized components must bear 
the seal of approval of an approved testing laboratory. Broken faces and burned-out lamps, bulbs, or tubes 
must be replaced within fifteen days from the date of notification from the city.  

C. Refacing. Changing the copy or refacing of a sign shall require a sign reface permit. No consideration of 
message content shall occur. The purpose is to maintain an inventory of signs.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.160 Enforcement and removal. 

A. Public Nuisance. All violations of this chapter are declared to constitute public nuisances which may be 
abated by any method provided by law.  

B. Enforcement. Each day of violation or non-compliance with these regulations shall be deemed as a separate 
offense and subject to all remedies available at law. Legal procedures and penalties shall be in accordance 
with the enforcement procedures established by the municipal Code or state law.  

C. Illegal Signs. Illegal signs may be abated by the city in accordance with its Municipal Code, state law, 
including but not limited to Business and Professions Code 5499.1 et seq., or state law on abatement of 
public nuisances, or as otherwise provided by law.  

D. Summary Abatement—Safety Hazards. If any sign is an immediate threat to the public health and safety by 
virtue of the physical condition of the sign structure, said sign may be immediately and summarily removed 
with the cost of such removal charged to the property owner in accordance with this chapter.  

E. Notice of Violation. Whenever any sign or part thereof, other than those causing an immediate threat to the 
public health and safety, constitutes an illegal sign and/or is erected or maintained in violation of this 
chapter, the director shall give written notice to all responsible parties to remove the sign or to bring it into 
compliance. The notice shall specify the nature of the violation, and give directions for a cure, which may 
include complete removal or replacement by a specific date. The notice shall advise the permittee, owner, or 
person in charge of the sign of the hearing rights established by this chapter. The date for removal specified 
in the written notice shall not be less than ten days from the date of the mailing of the notice for permanent 
signs; and, the date for removal specified in the written notice for temporary signs shall not be less than 
seven days from date of the mailing of the notice. The responsible party receiving notice may request a 
hearing as detailed in Section 18.47.050.  

Page 1573 of 1838



 
 

 
    Created: 2021-05-11 11:41:18 [EST] 
(Supp. No. 57) 

 
Page 235 of 295 

F. Removal of Uncured Violations. Whenever the responsible parties fail to comply with an order of the director 
made pursuant to this section, and the time for cure has elapsed without the cure being effected, the 
director may remove the sign, or order it removed, either by the city's own force or by a private party under 
contract. The expense of the removal may be charged, jointly and severally, to any and all responsible 
parties. Such amount shall constitute a debt owed to the city. No permit shall thereafter be issued to any 
permittee, owner, or person in charge of a sign who fails to pay such costs. Any costs, including attorney's 
fees, incurred by the city in collection of the costs shall be added to the amount of the debt.  

G. Cumulative Remedies. The provisions of this section are alternative and additional remedies for the 
enforcement of this chapter. Nothing in this section shall preclude the city from enforcing the provisions of 
this chapter by any other criminal, civil, or administrative proceeding.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

18.47.170 Severability. 

The city council declares that the judicial invalidity of any subsection or portion of this chapter shall not 
affect the validity of any other remaining section or portion; that the city council would have adopted each of 
those remaining portions, notwithstanding any later declared invalidity. If any provision determined invalid under 
the preceding sentence can either be judicially severed or interpreted in a way that could harmonize it with the 
remaining provisions, then it may be severed or interpreted and applied so as to give full purpose, meaning, and 
effect to the remaining provisions of this chapter.  

(Ord. No. 2016-2411, § 2, 4-5-2016) 

Chapter 18.48 RESIDENTIAL DENSITY BONUS AND AFFORDABLE HOUSING 
INCENTIVES 

18.48.0.010 Purpose. 

A. Intent and Purposes of Section. The intent and purposes of this chapter are to:  

1. Implement the policies of the General Plan's Housing Element for developing affordable housing for 
households with very low, low, and moderate incomes.  

2. Encourage affordable housing units to be developed citywide and designed to be consistent with the 
surrounding neighborhood.  

3. Implement the provisions of State Government Code Section 65915.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.48.020 Definitions. 

A. Section Definitions. Within this chapter, the following definitions shall apply:  

1. "Additional incentives" means any regulatory concessions or incentives which would result in 
identifiable cost avoidance or reductions that are offered in addition to a density bonus, as also 
specified in California Government Code Subsections 65915.  
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2. "Density bonus" means a density increase of up to thirty-five percent over the otherwise maximum 
residential density allowable by the applicable zoning designation, pursuant to State Government Code 
Section 65915, as amended from time to time.  

3. "Density bonus units" means those residential units granted pursuant to the provisions of this chapter 
that exceed the otherwise allowable maximum residential density for the development site.  

4. "Development standard" shall have the meaning given that term by Government Code Section 65915.  

5. "Financial pro forma" means a financial report for density bonus projects that shall include identifiable, 
financially sufficient, and actual cost reductions achieved through any requested incentives or 
concessions, as well as evidence that the cost reduction allows the developer to provide affordable 
rents or affordable sales prices.  

6. "Housing development" for the purpose of this chapter means construction projects consisting of five 
or more residential units, including single-family, multi-family, and mobile homes for sale or rent.  

7. "Lower income household" means households whose income is no more than eighty percent of the 
area median income of San Diego County, as established and amended time to time by Section 8 of the 
United States Housing Act of 1937, pursuant to Section 50079.5 of the California Health and Safety 
Code.  

8. "Maximum residential density" means the maximum number of residential units permitted by the city's 
General Plan Land Use Element and Land Use Code at the time of application, excluding the provisions 
of this chapter. In calculating the required number of dwelling units affordable to moderate, lower, or 
very low- income households, any decimal fraction resulting from the applicable percent of the total 
units shall be rounded to the next larger whole number.  

9. "Moderate income household" means households whose income does not exceed one hundred twenty 
percent of the area median income of San Diego County, as established and amended time to time by 
Section 8 of the United States Housing Act of 1937, pursuant to Section 50093 of the California Health 
and Safety Code.  

10. "Non-restricted unit" means all units within a housing development as defined in this section, excluding 
the target units.  

11. "Target unit" means a dwelling unit within a housing development that will be reserved for sale to or 
rent to, and affordable to, very low, or moderate income households, or qualifying residents.  

12. "Very low- income household" means households whose income is no more than fifty percent of the 
area median income of San Diego County, as established and amended time to time by Section 8 of the 
United States Housing Act of 1937, pursuant to Section 50105 of the California Health and Safety Code.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.48.030 Applicability and Eligibility 

A. Applicants seeking a density bonus shall be subject to the eligibility requirements listed in this section. To be 
eligible for a density bonus, incentive or concession, waiver or reduction in development standards, and 
reduced parking ratios, a planned housing development shall contain at least one of the following: 

1. Ten percent of the total units of a housing development for lower income households. 

2. Five percent of the total units of a housing development for very low-income households. 
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3. A senior citizen housing development, as defined in the California Civil Code, or a mobilehome park 
that limits residency based on age requirements for housing for older persons pursuant to the 
California Civil Code. 

4. Ten percent of the total dwelling units in a common interest development, as defined in the California 
Civil Code, for persons and families of moderate income, provided that all units in the development are 
offered to the public for purchase. 

5. Ten percent of the total units of a housing development for transitional foster youth, as defined in the 
California Education Code, disabled veterans, or homeless persons, as defined in the federal McKinney-
Vento Homeless Assistance Act. These units shall be subject to a recorded affordability restriction of 55 
years and shall be provided at the same affordability level as very low-income units. 

6. Twenty percent of the total units for lower income students in a student housing development that 
meets the following requirements. The units described in this subparagraph shall be subject to a 
recorded affordability restriction of 55 years: 

a. All units in the student housing development will be used exclusively for undergraduate, 
graduate, or professional students enrolled full time at an institution of higher education. In 
order to be eligible under this subclause, the developer shall, as a condition of receiving a 
certificate of occupancy, provide evidence to the city that the developer has entered into an 
operating agreement or master lease with one or more institutions of higher education for the 
institution or institutions to occupy all units of the student housing development with students 
from that institution or institutions. 

b. The applicable 20-percent units will be used for lower income students. For purposes of this 
clause, “lower income students” means students who have a household income and asset level 
that does not exceed the level for Cal Grant A or Cal Grant B award recipients. 

c. The rent provided in the applicable units of the development for lower income students shall be 
calculated at 30 percent of 65 percent of the area median income for a single-room occupancy 
unit type. 

d. The housing development will provide priority for the applicable affordable units for lower 
income students experiencing homelessness. 

7. One hundred percent of all units in the housing development, including total units and density bonus 
units, but exclusive of a manager’s unit or units, are for lower income households, except that up to 20 
percent of the units in the development, including total units and density bonus units, may be for 
moderate-income households. 

B. An applicant shall be ineligible for a density bonus or any other incentives or concessions under this section if 
the housing development is proposed on any property that includes a parcel or parcels on which rental 
dwelling units are or, if the dwelling units have been vacated or demolished in the five-year period preceding 
the application, have been subject to a recorded covenant, ordinance, or law that restricts rents to levels 
affordable to persons and families of lower or very low income; subject to any other form of rent or price 
control through a public entity’s valid exercise of its police power; or occupied by lower or very low income 
households, unless the proposed housing development replaces those units, and either of the following 
applies: 

1. The proposed housing development, inclusive of the units replaced pursuant to this paragraph, 
contains affordable units at the percentages set forth in subdivision 18.48.040. 

2. Each unit in the development, exclusive of a manager’s unit or units, is affordable to, and occupied by, 
either a lower or very low-income household. 
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18.48.0430 Density bonus. 

A. In applications for projects meeting the minimum threshold of five units or more, the density bonus 
provisions set forth in Government Code Section 65915, as amended from time to time, shall apply.  

B. It is the intent of this chapter to ensure that all projects applying for the concessions and incentives of this 
chapter provide for affordable housing units that are comparable in size, design, and quality to the market 
units in the same project. The city manager or his/her designee, unless otherwise specified, shall have the 
discretion and authority to enforce this provision during the application process.  

C. An applicant shall agree to, and the city shall ensure, the continued affordability of all very low- and low-
income rental units that qualified the applicant for the award of the density bonus for 55 years, or longer if 
required by the construction or mortgage financing assistance program, mortgage insurance program, or 
rental subsidy program. 

 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.48.0540 Concessions, incentives, and development standards. 

A. Requests for Incentives and Concessions. In applications for projects meeting the minimum threshold of five 
units or more, concessions and incentives including reductions in site development standards, modifications 
of zoning code or architectural design requirements, and other incentives or concessions defined in 
Government Code Section 65915(1) may be requested, consistent with the parameters enumerated below.  

B. Financial Pro Forma. The applicant shall provide a financial pro forma demonstrating to the city that the 
requested concession or incentive results in identifiable, financially sufficient, and actual cost reductions to 
the project pursuant to California Government Code Section 65915(l)(1).  

C. Development Standards. Applicants may seek a waiver or modification of development standards that will 
have the effect of precluding the construction of a residential development meeting the criteria of 
Government Code Section 65915 at the densities or with the incentives or concessions permitted by that 
section.  

D. Financial Incentives. Nothing in this section requires the city to provide direct financial incentives for the 
residential development, including but not limited to the provision of publicly owned land, waiver of fees, 
off-site improvements, or dedication requirements.  

E. Density Calculations. All density calculations resulting in fractional units shall be rounded up to the next 
whole number. A general plan amendment, local coastal plan amendment, zoning change, or other 
discretionary approval shall not be required. 

F. Concessions and Incentives 

1. An applicant for a density bonus may submit to the City a proposal for the specific incentives or 
concessions that the applicant requests pursuant to this section, and may request a meeting with the 
City. The City shall grant the concession or incentive requested by the applicant unless the City makes a 
written finding, based upon substantial evidence, of any of the following: 

a. The concession or incentive does not result in identifiable and actual cost reductions to provide 
for affordable housing costs or for rents for the targeted units to be set as specified in subdivision 
18.48.030. 
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b. The concession or incentive would have a specific adverse impact upon public health and safety, 
or the physical environment, and there is no feasible method to satisfactorily mitigate or avoid 
the specific adverse impact. 

bc. The concession or incentive would have a specific adverse impact on any real property that is 
listed in the California Register of Historical Resources.  

cd. The concession or incentive would be contrary to state or federal law. 

2. The applicant shall receive the following number of incentives or concessions: 

a. One incentive or concession for planned housing developments that include at least 10 percent 
of the total units for lower income households, at least 5 percent for very low-income 
households, or at least 10 percent for persons and families of moderate income in a common 
interest development. 

b. Two incentives or concessions for planned housing developments that include at least 17 percent 
of the total units for lower income households, at least 10 percent for very low-income 
households, or at least 20 percent for persons and families of moderate income in a common 
interest development. 

c. Three incentives or concessions for planned housing developments that include at least 24 
percent of the total units for lower income households, at least 15 percent for very low-income 
households, or at least 30 percent for persons and families of moderate income in a common 
interest development. 

d. Four incentives or concessions for planned housing developments meeting the criteria of 
subparagraph (7) of paragraph (A) of subdivision 18.48.030. If the planned housing development 
is located within one-half mile of a major transit stop, the applicant shall also receive a height 
increase of up to three additional stories, or 33 feet. 

3. The City shall not grant an incentive or concession that has a specific, adverse impact upon health, 
safety, or the physical environment, and for which there is no feasible method to satisfactorily mitigate 
or avoid the specific adverse impact, or an adverse impact on any real property that is listed in the 
California Register of Historical Resources. 

G. Waivers of Development Standards that Physically Preclude Construction. 

1. An applicant may submit to the City a proposal for the waiver or reduction of development standards 
that will have the effect of physically precluding the construction of a housing development that meets 
the criteria of subdivision 18.48.030. 

2. A proposal for the waiver or reduction of development standards pursuant to this section shall neither 
reduce nor increase the number of incentives or concessions to which the applicant is entitled 
pursuant to subparagraph (F) of subdivision 18.48.050. 

H. Density Bonus Amount. The City shall grant one Density Bonus, the amount of which is specified in this 
subsection, when an Applicant seeks and agrees to construct a housing development that meets the 
standards and criteria of the following specified housing unit types, detailed in subdivision 18.48.030. 

1. Common Interest Development. 

e. A common interest development in which ten percent of the total dwelling units are restricted 
for persons and families of moderate income, provided that all units in the development are 
offered to the public for purchase, shall be eligible for the following density bonus: 

Percentage of Moderate-Income Units Percentage Density Bonus 
10 5 
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11 6 
12 7 
13 8 
14 9 
15 10 
16 11 
17 12 
18 13 
19 14 
20 15 
21 16 
22 17 
23 18 
24 19 
25 20 
26 21 
27 22 
28 23 
29 24 
30 25 
31 26 
32 27 
33 28 
34 29 
35 30 
36 31 
37 32 
38 33 
39 34 
40 35 
41 38.75 
42 42.5 
43 46.25 
44 50 

 

2. A housing development in which ten percent of the total units are restricted for lower income 
households. 

Percentage of Low-Income Units Percentage Density Bonus 
10 20  
11 21.5 
12 23  
13 24.5 
14 26  
15 27.5 
16 29 
17 30.5 
18 32  
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19 33.5 
20 35  
21 38.75 
22 42.5 
23 46.25 
24 50 

 

3. A development in which five percent of the total units are restricted for very low-income households. 

Percentage of Very Low-Income Units Percentage Density Bonus 
5 20  
6 22.5 
7 25  
8 27.5 
9 30  
10 32.5 
11 35  
12 38.75 
13 42.5 
14 46.25 
15 50 

 

4. A senior citizen housing development, as defined in the California Civil Code, or a mobilehome park 
that limits residency based on age requirements for housing for older persons pursuant to the 
California Civil Code. 

a. Density bonus of 20 percent of the number of senior housing units. 

5. A housing development in which ten percent of the total units are restricted for transitional foster 
youth, as defined in the California Education Code, disabled veterans, or homeless persons, as defined 
in the federal McKinney-Vento Homeless Assistance Act. 

a. Density bonus of 20 percent of the number of the type of units giving rise to a density bonus 
pursuant to this criteria. 

6. A student housing development that meets the requirements of subparagraph (6) of paragraph (A) of 
subdivision 18.48.030 in which twenty percent of the total units are restricted for lower income 
students. 

a. Density bonus of 35 percent of the student housing units. 

7. A housing development in which one hundred percent of all units, including total units and density 
bonus units, but exclusive of a manager’s unit or units, are restricted for lower income households, 
except that up to 20 percent of the units in the development, including total units and density bonus 
units, may be for moderate-income households. 

a. Density bonus of 80 percent of the number of units for lower income households. 

b. No maximum density controls shall be placed if the development is located within one-half mile 
of a major transit stop. 

8. Land donation. 
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a. When an applicant for a tentative subdivision map, parcel map, or other residential development 
approval donates land to the City, county, or city and county in accordance with this subdivision, 
the applicant shall be entitled to a 15-percent increase above the otherwise maximum allowable 
residential density for the entire development, as follows: 

Percentage Very Low-Income Percentage Density Bonus 
10 15 
11 16 
12 17 
13 18 
14 19 
15 20 
16 21 
17 22 
18 23 
19 24 
20 25 
21 26 
22 27 
23 28 
24 29 
25 30 
26 31 
27 32 
28 33 
29 34 
30 35 

 

b. This density bonus increase shall be in addition to any increase in density mandated by 
subparagraph (H) of this section, up to a maximum combined mandated density increase of 35 
percent if an applicant seeks an increase pursuant to both this subparagraph and subparagraph 
(H). All density calculations resulting in fractional units shall be rounded up to the next whole 
number. An applicant shall be eligible for the increased density bonus described in this 
subparagraph if all of the following conditions are met: 

a. The applicant donates and transfers the land no later than the date of approval of the final 
subdivision map, parcel map, or residential development application. 

b. The developable acreage and zoning classification of the land being transferred are 
sufficient to permit construction of units affordable to very low-income households in an 
amount not less than 10 percent of the number of residential units of the planned housing 
development. 

c. The transferred land is at least one acre in size or of sufficient size to permit development 
of at least 40 units, has the appropriate general plan designation, is appropriately zoned 
with appropriate development standards for development at the density described in 
paragraph (3) of subdivision (c) of Section 65583.2 of California Government Code, and is or 
will be served by adequate public facilities and infrastructure. 

d. The transferred land shall have all of the permits and approvals, other than building 
permits, necessary for the development of the very low-income housing units on the 
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transferred land, not later than the date of approval of the final subdivision map, parcel 
map, or residential development application. 

e. The transferred land and the affordable units shall be subject to a deed restriction ensuring 
continued affordability of the units consistent with subdivision 18.48.040, which shall be 
recorded on the property at the time of the transfer. 

f. The land is transferred to the local agency or to a housing developer approved by the 
Housing Authority. The local agency may require the applicant to identify and transfer the 
land to the developer. 

g. The transferred land shall be within the boundary of the planned housing development or, 
if the Housing Authority agrees, within one-quarter mile of the boundary of the planned 
housing development. 

h. A proposed source of funding for the very low-income units shall be identified not later 
than the date of approval of the final subdivision map, parcel map, or residential 
development application. 

9. Childcare Facility. 

a. When an applicant proposes to construct a housing development that conforms to the 
requirements of subdivision 18.48.030 and includes a childcare facility that will be located on the 
premises of, as part of, or adjacent to, the project, the either of the following shall be granted: 

a. An additional density bonus that is an amount of square feet of residential space that is 
equal to or greater than the amount of square feet in the childcare facility. 

b. An additional concession or incentive that contributes significantly to the economic 
feasibility of the construction of the childcare facility. 

b. The childcare facility shall remain in operation for a period of time that is as long as or longer 
than the period of time during which the density bonus units are required to remain affordable. 

c. Of the children who attend the childcare facility, the children of very low-income households, 
lower income households, or families of moderate income shall equal a percentage that is equal 
to or greater than the percentage of dwelling units that are required for very low-income 
households, lower income households, or families of moderate income. 

I. Parking. 

1. Upon the request of the developer, a vehicular parking ratio, inclusive of parking for persons with a 
disability and guests, shall not be required of a housing development that exceeds the following ratios: 

a. Zero to one bedroom: one onsite parking space. 

b. Two to three bedrooms: one and one-half onsite parking spaces. 

c. Four and more bedrooms: two and one-half parking spaces. 

2. If a housing development includes at least 20 percent low-income units for housing developments 
meeting the requirements of subparagraph (1) of paragraph (A) of subdivision 18.48.030, or at least 11 
percent very low-income units for housing developments meeting the criteria of subparagraph (2) of 
paragraph (A) of subdivision 18.48.030, is located within one-half mile of a major transit stop, and 
there is unobstructed access to the major transit stop from the housing development, then, upon the 
request of the developer a vehicular parking ratio, inclusive of parking for persons with a disability and 
guests, that exceeds 0.5 spaces per unit, shall not be imposed. 
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3. If a housing development consists solely of rental units, exclusive of a manager’s unit or units, with an 
affordable housing cost to lower income families, then, upon the request of the developer, vehicular 
parking standards shall not be imposed if the housing development meets either of the following 
criteria: 

a. The housing development is located within one-half mile of a major transit stop and there is 
unobstructed access to the major transit stop from the housing development. 

b. The housing development is a for-rent housing development for individuals who are 62 years of 
age or older and the housing development has either paratransit service or unobstructed access, 
within one-half mile, to fixed bus route service that operates at least eight times per day. 

4. If a housing development consists solely of rental units, exclusive of a manager’s unit or units, with an 
affordable housing cost to lower income families, and the housing development is either a special 
needs housing development or a supportive housing development, then, upon the request of the 
developer, a minimum vehicular parking requirement shall not be imposed. A special needs housing 
development shall have either paratransit service or unobstructed access, within one-half mile, to fixed 
bus route service that operates at least eight times per day. 

5. If the total number of parking spaces required for a housing development is other than a whole 
number, the number shall be rounded up to the next whole number. For purposes of this subdivision, a 
housing development may provide onsite parking through tandem parking or uncovered parking, but 
not through on-street parking. 

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.48.0650 Application requirements and review. 

A. Application Conference. Prior to submitting an application, an applicant proposing a housing development 
pursuant to this section shall schedule a pre-application conference with appropriate planning and/or 
housing division staff. The applicant should provide the following information:  

1. A brief description of the proposed development, including at a minimum the total number of units, 
total number of target units, and total number of density bonus units proposed.  

2. The combined general plan/zoning designations and assessor parcel number(s) of the project site.  

3. A vicinity map and preliminary site plan, drawn to scale, including building footprints, driveway and 
parking layout.  

4. If an additional incentive(s) is requested, the application should describe why the additional 
incentive(s) is necessary to ensure affordability of the target units and density bonus units proposed!  

5. The developer/applicant should also submit the project pro-forma, outlining revenue sources, 
expenses, and projected profit.  

B. Application/Processing. Requests for a density bonus and/or additional incentive(s) pursuant to this section 
shall be submitted to the planning division and processed pursuant to procedures in Division 1 for approval 
of a conditional use permit and concurrently with any other application(s) required for the development. In 
addition, applications shall include the following:  

1. A description of any requested density bonuses, incentives, concessions, waivers or modifications of 
development standards, or modified parking standards.  

2. Identification of all affordable units qualifying for the project for a density bonus, and level of 
affordability of all affordable units.  
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3. For all incentives and concessions, a financial pro forma demonstrating that the requested incentives 
and concessions result in identifiable, financially sufficient, and actual cost reductions is required.  

4. For waivers or modifications of development standards: evidence that the imposition of the 
development standards for which a waiver is requested will have the effect of precluding the 
construction of the residential development at the densities or with the incentives or concessions 
permitted by Government Code Section 65915.  

5. Any financial pro forma submitted to comply with this section may not include the lost opportunity 
cost of any affordable units (i.e., the revenue that would have been generated had the units been 
rented or sold at market rate) and may include as an additional cost only those additional expenses 
that are required solely because of the proposed construction of the affordable units. The pro forma 
shall also include:  

a. The actual cost reduction achieved through the incentive or concession; and  

b. Evidence that the cost reduction allows the developer to provide affordable rents or affordable 
sales prices.  

6. The city may retain a consultant to review the financial report (pro forma). The cost of the consultant 
shall be borne by the applicant with the following exception: if the applicant is a non profitnon-profit 
organization, the cost of the consultant may be paid by the city upon prior approval of the city council.  

C. Findings for Approval. Before any density bonus and/or additional incentive is granted, the approving 
authority shall make the following findings:  

1. The residential development is eligible for a density bonus and any concessions, incentives, waivers, 
modifications, or reduced parking standards requested.  

2. The residential development conforms to all standards for affordability included in this chapter.  

3. Any requested incentive or concession will result in identifiable, financially sufficient, and actual cost 
reductions based upon appropriate financial analysis and documentation if required by conditional use 
permit.  

4. If a waiver or modification is requested, the applicant has shown that the imposition of the 
development standards sought to be waived or modified will have the effect of physically precluding 
the construction of the development at the densities or with the incentives or concessions otherwise 
permitted by this chapter.  

D. Findings for Denial—Concessions, Incentives, Waivers, Modifications.  

1. Concessions or Incentives. The city may deny one or more requested concessions or incentives if, 
based on substantial evidence, the city makes either of the following findings:  

a. The concession or incentive is not required in order to provide for affordable housing costs, as 
defined in Section 50052.5 of the Health and Safety Code, or for rents for the targeted units to be 
set as specified in Section 65915(c); or  

b. The concession or incentive would have a specific adverse impact, as defined in Government 
Code Section 65598.5(d)(2), upon public health and safety or the physical environment, or on any 
real property that is listed in the California Register of Historical Resources, and for which there is 
no feasible method to satisfactorily mitigate or avoid the specific adverse impact without rending 
the development unaffordable to very low, low, and moderate income households.  

2. Waivers and Modifications. The city may deny one or more requested waivers or modifications if the 
city makes either of the following findings:  
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a. The waiver or modification would have a specific adverse impact, as defined in Government Code 
Section 65598.5(d)(2), upon public health and safety, or the physical environment, and for which 
there is no feasible method to satisfactorily mitigate or avoid the specific adverse impact; or  

b. The waiver or modification would have a specific adverse impact on any real property that is 
listed in the California Register of Historical Resources.  

E. Deed Covenant. Approval of a density bonus and/or additional incentive(s) pursuant to this section shall 
require the recordation of a deed covenant recorded against the property to ensure the target unit(s) is 
maintained for affordability for the time period required prior to final map recordation or prior to the 
issuance of a building permit, if no subdivision of property is involved.  

F. Appeal Procedure. The decision of the planning commission to approve or deny a request for a density 
bonus, additional incentive(s), and/or waivers or modifications of development standards pursuant to this 
section may be appealed to the city council pursuant to procedures for appeal of other discretionary permit 
applications that are concurrently considered, or if no other discretionary permit applications are 
concurrently considered, the decision of the planning commission may be appealed pursuant to procedures 
specified in Section 18.12.110 (Conditional Use Permits) of the Land Use Code.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 

18.48.0760 Density bonus housing agreement. 

A. Agreement with the City. Applicants/developers requesting a density bonus shall enter into a density bonus 
housing agreement with the city. The terms of the draft agreement shall be approved by the executive 
director of the community development commission of the City of National City or his designee.  

B. Recordation. Following execution of the agreement by all parties, the completed density bonus housing 
agreement, or memorandum thereof, shall be recorded with the County of San Diego Recorders Office, and 
the conditions therefore filed and recorded on the parcel or parcels designated for construction of target 
units and a copy of the recorded document shall be provided to the city. Recordation of the agreement shall 
occur prior to recordation of a final map or prior to issuance of building permits, whichever occurs first. The 
density bonus housing agreement shall be binding to all future owners and successors in interest during the 
term of the agreement, unless rescinded by the city upon completion of terms of the agreement.  

C. Provisions of Agreement. The density bonus housing agreement shall include at least the following:  

1. The total number of units approved for the housing development, including the number of target units.  

2. A description of the household income group to be accommodated by the housing development, as 
outlined in Section 18.487.0650 of this chapter, and the standards for determining the corresponding 
affordable rent or affordable sales price and housing cost.  

3. The location, unit sizes (square feet), and number of bedrooms of target units.  

4. Tenure of use restrictions for target units of at least ten or thirty years, in accordance with Section 
18.487.0650 of this chapter.  

5. A schedule for completion and occupancy of target units.  

6. A description of the density bonus, additional incentive(s) or equivalent financial incentives being 
provided by the city.  

7. A requirement to submit to the executive director of the community development commission of the 
City of National City or his designee for review and approval of an affirmative marketing plan, which 
details the actions the developer/applicant shall take to provide information and otherwise attract 
eligible persons to the available housing units without regard to race, sex, sexual orientation, marital 
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status, familial status, color, religion, national origin, ancestry, handicap, age, or any other category 
which may be defined by law now or in the future.  

8. A description of remedies for breach of the agreement by either party. The city may identify tenants or 
qualified purchasers as third party beneficiaries under the agreement.  

9. Other provisions to ensure implementation and compliance with this section.  

10. Provision allowing payment of fee by applicant to the city to recover their administrative expenses.  

D. For-Sale Housing Developments. In the case of for-sale housing developments, the density bonus housing 
agreement shall provide for the following conditions governing the initial sale and use of target units during 
the applicable use restriction period:  

1. Target units shall, upon initial sale, be sold to eligible very low, low, or moderate income households at 
an affordable sales price and housing cost, or to qualified residents (i.e., maintained as senior citizen 
housing) as defined by this chapter.  

2. Target units shall be initially owner-occupied by eligible very low, low, or moderate households, or by 
qualified residents in the case of senior citizen housing.  

3. Target units, if later rented by the owner, shall be made available to eligible very low, low, or moderate 
income households at an affordable rent or to qualified residents (i.e., senior citizens) as defined by 
this chapter.  

4. The initial purchaser of each target unit shall execute an instrument or agreement approved by the city 
restricting the sale or rental of the target unit in accordance with this title during the applicable use 
restriction period. Such instrument or agreement shall be recorded against the parcel containing the 
target unit and shall contain such provisions as the city may require to ensure continued compliance 
with this chapter and the state density bonus law.  

E. Rental Housing Developments. In the case of rental housing developments, the density bonus housing 
agreement shall provide for the following conditions governing the use of target units during the use 
restriction period:  

1. The rules and procedures for qualifying tenants, establishing affordable rent, filling vacancies, and 
maintaining target units for qualified tenants;  

2. Property owners shall be required to verify tenant incomes on an annual basis and maintain books and 
records to demonstrate compliance with this chapter.  

3. Property owners shall be required to submit an annual report to the city, which includes the name, 
address, household size, and income of each household occupying target units, and which identifies 
the bedroom size and monthly rent or cost of each target unit.  

4. Property owners shall be required to allow a city representative to inspect each unit annually at a 
minimum to ensure that units are being maintained to local Code and the Department of Housing and 
Urban Development (HUD) Housing Quality Standards.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012) 
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Chapter 18.49 OBJECTIVE DESIGN STANDARDS 

18.49.010 Purpose. 

A. The purpose of the Objective Design Standards is to provide architectural and design requirements aimed at 
streamlining the approval process for qualifying multi-unit residential developments. The Objective Design 
Standards are intended to support a high-quality and desirable character for National City. 

18.49.020 Applicability. 

A. The Objective Design Standards apply to:  

1. Qualifying multi-family projects located on a site that is zoned for residential use or residential mixed-
use development or on a site that has a general plan designation allowing residential use or a mix of 
residential and non-residential uses; or  

2. Qualifying mixed-use projects in a mixed-use zone that designates at least two-thirds of the square 
footage of the development for residential use.  

B. These standards serve as the minimum requirements and are mandatory for any eligible project for which a 
streamlined approval process is requested pursuant to state law provisions that reference objective design 
standards, found in Section 18.12.030 (Ministerial decision process). All projects must comply with provisions 
established by National City’s Zoning Ordinance (Municipal Code, Title 18) and the goals, policies, and actions 
established in the General Plan that help ensure the city and its neighborhoods remain great places to live. 

18.49.030 Definitions. 

A. Definitions used in this chapter 

1. Downtown Specific Plan area: Planning area bounded by Division Street, Roosevelt Avenue, 16th 
Street, D Avenue, Plaza Boulevard, Kimball Park, and Interstate 5. 

2. Long-term bicycle parking: Bicycle parking designed for residents, employees, students, public transit 
users, and others that need to park their bicycles for several hours or more that provides security and 
weather protection. 

3. Mixed-use zones: Zones that support residential, commercial, and recreational uses that intend to 
create vibrant dynamic districts. Mixed-use zoning designations include MCR-1, MCR-2, MXC-1, MXC-2, 
MXD-1, and MXD-2. 

4. Project: Multi-family or mixed-use development with at least two-thirds of the square footage of the 
development designated for residential use. 

5. Residential zones: Zones that allow residential uses including high-rise, mid-rise, low-rise, multi-family 
attached or single-family detached. Residential zoning designations include RS-1, RS-2, RS-3, RM-1, RM-
2, and RM-3. 

6. Short-term bicycle parking: Bicycle parking where bicycles are left for two hours or less, such as bicycle 
racks. 

18.49.040 Site design. 

A. Neighborhood compatibility 

1. Projects located across single-family residential areas shall orient entrances, patios, and landscaping to 
the street. Residential uses and activities may be located near other residential uses. 
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2. Projects adjacent to single-family residential areas shall install solid masonry walls and landscaping at 
the adjoining property line within the required setbacks found in Sections 18.21.040, 18.23.30, and 
18.24.30. The landscaped setback shall not be less than five feet. 

3. Uses that may generate noise levels over sixty Db shall have primary entries, window openings, and 
permitted outdoor uses front commercial streets and away from residential uses. 

4. Projects located in mixed-use zones or within the Downtown Specific Plan area shall orient all ground 
floor commercial and residential uses to the street, plazas, or parks to encourage public activity.  

B. Transit connections 

1. Driveways shall not be located directly adjacent to bus stops to avoid conflicts between buses and 
vehicles entering or exiting the parking. 

2. Projects adjacent to a transit stop shall provide a direct connection between the transit stop and any 
pedestrian and bicycle entrances via walkways, paseos, sidewalks, or any other path of travel 
uninterrupted by a driveway or parking area. 

C. Air quality 

1. Projects located within 500 feet of Interstate 5 shall require a health risk assessment to determine air 
quality impacts on sensitive uses. 

18.49.050 Building design. 

A. Massing  

1. Residential projects shall have massing breaks at least every thirty feet along any street frontage using 
varying setbacks, vertical recesses up to three feet deep and four feet wide, or recessed building 
entrances. Massing breaks shall be at least two feet deep and extend the full height of the building.  

2. Mixed-use projects must distinguish non-residential uses at the ground floor from the upper stories by 
having massing breaks at least every sixty feet along any street frontage above the podium level using 
varying setbacks, vertical recesses up to three feet deep and four feet wide, or recessed building 
entrances. Massing breaks shall be at least two feet deep and extend the full height of the building. 

B. Setbacks 

1. Setback requirements are found in Sections 18.21.040, 18.23.30, and 18.24.30, which are not part of 
the objective design standards. 

2. Setbacks for ground-floor residential units along street frontages shall not exceed ten feet. The setback 
area shall include street trees and understory plantings. 

3. Projects located in mixed-use zones with ground-floor non-residential uses shall have a minimum of 
seventy percent of building frontage constructed to the front property line with a zero-foot front yard 
setback. 

4. Projects within the Downtown Specific Plan area shall have at least eighty percent of building frontages 
with non-residential uses constructed to the setback line with a zero-foot front yard setback to activate 
the street and improve the pedestrian environment. 

C. Ground floor residential features 

1. Residential units located on the ground floor shall be elevated between two and three feet above 
grade to provide adequate separation from the public street while preserving a visual connection. 
Accessibility requirements may be met with unit entries from the building interior. 
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2. A three-foot deep transition space must be provided between ground floor private residential unit 
entries and the street using features such as stoops, porches, and landscaping. At-grade entry with an 
internal stair to the elevated floor level may be provided as an alternative to stoops. 

D. Ground floor mixed-use features 

1. Mixed-use projects in mixed-use zones and the Downtown Specific Plan area shall support a strong 
pedestrian-scale experience at the ground level by including features such as concertina doors, large 
pivot doors, and large operable windows to avoid blank façades. 

E. Materials 

1. Exterior building façades shall be constructed of stucco, fiber cement, masonry, architectural concrete 
masonry units, pre-cast concrete, rock, wood, or simulated wood siding. All buildings shall have an 
integrated color or painted exterior. 

2. For projects that have a mix of affordable units and market-rate units, exterior materials and details 
shall be the same for both such that the units are not distinguishable. 

18.49.060 Façade and articulation. 

A. Articulation 

1. Residential projects with street-facing façades greater than fifty feet shall incorporate two or more of 
the following variations in the building frontage: 

a. Changes in material or color every thirty feet or less. Upper stories shall exhibit a lighter 
character than the base. 

b. Cornices that project no more than three feet into the public right-of-way. 

c. Window bays or other projecting windows that encroach no more than three feet into the public 
right-of-way every thirty feet or less. 

d. Above-ground balconies that encroach no more than three feet into the public right-of-way every 
thirty feet or less. 

e. Projections or recesses, such as porches, steps, entryway doors, or similar architectural elements, 
that may project up to six feet into the minimum front yard setback area to define the primary 
entrances of the building. 

f. Changes in height of the building of at least four feet for projects with two or more stories. 

2. Mixed-use projects in mixed-use zones and the Downtown Specific Plan area shall have articulated 
street-facing façades for at least eighty percent of each façade length. Other façades shall be 
articulated for at least sixty percent of the façade length. Street-facing facades should include at least 
one of the following variations: 

a. Changes in material from the remainder of the façade. 

b. Horizontal design features, such as water tables, belt courses, or belly bands to transition to the 
upper stories. 

B. Ground floor height 

1. Mixed-use projects in mixed-use zones with ground floor non-residential uses shall have a minimum 
ground floor ceiling height of fourteen feet. 

2. Projects within the Downtown Specific Plan area with ground floor residential uses shall have a 
minimum ground floor ceiling height of twelve feet. 

Page 1589 of 1838



 
 

 
    Created: 2021-05-11 11:41:18 [EST] 
(Supp. No. 57) 

 
Page 251 of 295 

3. Mixed-use projects in the Downtown Specific Plan area with ground floor non-residential uses shall 
have a minimum ground floor ceiling height of fifteen feet. 

C. Windows 

1. Projects with residential uses along street frontages, including residential units over non-residential 
uses, shall provide clear glass windows or doors of at least thirty percent transparency. 

2. Mixed-use projects with retail and office uses along street frontages within a mixed-use zone or the 
Downtown Specific Plan area shall have transparent windows and doors of a minimum of sixty percent 
transparency to provide views into the building. Views into the building shall not be blocked by 
shelving or displays. 

3. Projects shall provide double-glazed windows for all residential units. 

D. Accessory structures 

1. Accessory structures shall match the residential development by using the same roof form, overhangs, 
trims, windows, and colors. 

18.49.070 Building equipment and service areas. 

A. Mechanical equipment  

1. Screening for both ground-level and roof-mounted mechanical equipment shall be consistent with the 
design of the building. 

2. All mechanical equipment, including heating/air conditioning units, transformer, terminal boxes, meter 
cabinets, pedestals, and ducts, located at ground level shall be screened from view from streets, parks, 
gathering areas, and building entries using noncombustible screenings. Screenings are subject to all 
yard and setback regulations and shall exceed all mechanical equipment by one foot in height. 

3. Elevator housing and mechanical equipment located on the roof of the building shall be screened from 
view behind a full or partial penthouse with walls and roofs that have the same construction and 
appearance of the building served by the equipment. 

4. All Heating, Ventilation and Air-Conditioning (HVAC) system air intakes shall be located as far away as 
possible from sources of air contaminants, including freeways, freeway on-ramps, roadways, and 
parking areas. 

5. Projects within 500 feet of Interstate 5 shall install and maintain air filters on the air handling units of 
the HVAC system meeting or exceeding the AHSRAE Standard 52.2 Minimum Efficiency Reporting Value 
(MERV) of 13. 

B. Utility connections 

1. All utility connections shall be designed to be consistent with the architectural elements of the site so 
as not to be exposed except where necessary. Pad-mounted transformers and/or meter box locations 
shall be included in the site plan and must be screened from view. 

2. All new and existing utility connections within the boundaries of the project shall be placed 
underground. 

C. Trash and recycling enclosures 

1. Standards for trash enclosures are found in Section 7.10.080 (Enclosures required) and Section 
18.42.070.5 (Trash and recycling enclosures). 

D. Laundry facilities 
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1. Standards for laundry facilities for multi-unit projects are found in Section 18.42.070.6 (Laundry 
facilities). 

E. Storage facilities  

1. Multi-family units shall be provided with a minimum of one hundred and fifty-cubic feet for storage 
space per dwelling unit plus fifty-cubic feet for each additional bedroom more than one. Bedroom 
closets and cubic feet utilized by mechanical equipment shall not be included in the cubic feet 
requirement. 

2. Outdoor storage areas shall be located to the rear of a building and enclosed by solid decorative 
masonry walls and view-obstructing gates, both to be not less than six feet in height to adequately 
screen such areas from view. 

18.49.080 Fence and walls. 

A. Standards 

1. Fence and walls standards are found in Section 18.43 (Fences and walls). 

B. Height 

1. Standards for fence and wall heights are found in Section 18.43.050 (Maximum height). 

C. Materials 

1. Fences shall be constructed of wood, vinyl, decorative iron, or welded steel. If wood is used, it shall 
consist of pressure-treated wood posts set in concrete footings. barbwire, electrified fence, chain link, 
and razor wire are prohibited. 

2. All fences along a public street shall be constructed of decorative iron or welded steel. 

3. Masonry walls are allowed and shall conform to the requirements of the California Building Code and 
will require a building permit. 

18.49.090 Pedestrian access. 

A. Orientation and dimensions 

1. Building frontages shall be oriented towards the street with clearly defined entrances. Residential and 
commercial entrances must be clearly differentiated.  

2. Pedestrian walkways with a minimum width of thirty-six inches and a grade no steeper than a one-to-
twelve slope shall be provided to every multi-unit unit entry. 

3. Projects located along street corners shall include a primary entry within 30 feet of a street corner 
whether for residential or commercial uses, measured from the back of the curb.  

4. Projects in mixed-use zones and the Downtown Specific Plan area with ground floor commercial and 
retail shall provide direct access from and to the street. 

B. Residential access 

1. For buildings with ground floor residential units with street frontage, entrances shall be clearly defined 
and directly accessible from the public sidewalk. For units that do not face the street, entrances may 
face a forecourt with at least the primary building entrance having access to the public sidewalk. 

18.49.100 Outdoor/common spaces. 

A. Common space requirements 
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1. Common usable open space shall be provided for all multi-unit projects with three or more units. 
Required open space may be a combination of open space amenities accessible to all project residents. 
Depending on their location, projects shall provide open space as follows: 

a. Residential zones: minimum two hundred square feet per unit 

b. Mixed-use zones: minimum one hundred and twenty-five square feet per unit 

c. Downtown Specific Plan area: minimum seventy-five square feet per unit 

B. Dimensions 

1. At least seventy-five percent of the units shall be provided a minimum of sixty square feet of private 
usable space. Balconies, porches, and rooftop gardens can apply towards this requirement, but 
driveways and services areas shall not be counted as applying. 

2. Up to a maximum of forty percent of the required common usable open space may be provided 
indoors.  

3. Common usable open space areas shall be provided with minimum length and width dimensions of 
twenty feet. 

C. Amenities 

1. Projects with twenty-five or more units shall include at least one amenity from the following options: 

a. Active recreational facilities, such as sports fields, sports courts, or areas for recreational/exercise 
equipment, with a minimum area of four hundred square feet. 

b. Passive recreational facilities, such as paseos, plazas, or shaded gathering areas, with a minimum 
area of four hundred square feet. 

c. Community or rooftop gardens with a minimum area of four hundred square feet. 

d. Playgrounds or tot lots with a minimum of three structured play modules and a seating area. 

e. Lounge or reading area with a minimum area of four hundred square feet. 

f. Video screening room with a minimum area of four hundred square feet. 

18.49.110 Landscaping. 

A. Landscaping 

1. The landscape plan, plant materials, turf lawn, and both soil and mulching shall comply with standards 
held within Section 18.44 (Landscaping). 

B. Location 

1. All common space areas, building entries, and pedestrian walkways shall be landscaped with defined 
edges. 

2. Projects in residential zones shall have landscaped pedestrian walkways with shade trees at intervals of 
thirty feet. At least fifty percent of street trees shall be deciduous trees to shade walkways in summer 
and allow for the sun in winter. 

3. Projects with residential uses on the ground floor shall provide landscaping along the street frontage to 
create a buffer between the sidewalk and the residential units. The landscaped setback shall not be 
less than three feet. 
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4. For projects in mixed-use zones and the Downtown Specific Plan area, a tree canopy shall be provided 
along the street frontage by installing shade trees at intervals of thirty feet or less. A minimum distance 
of twelve feet shall be provided between the center of the tree and the edges of the building. 

C. Trees 

1. Tree species for projects located in residential and mixed-use zones shall be selected in accordance 
with the National City Urban Forest Management Plan. 

2. Tree species for projects within the Downtown Specific Plan area shall be selected following Section 
7.7.10.1 (Street trees guidelines) of the National City Downtown Specific Plan. 

18.49.120 Parking. 

A. Parking requirements  

1. Parking requirements for multi-unit and mixed-use projects shall conform with the standards 
established in 18.45.050 (Off-street parking requirements by land use) and Table 18.45.050 (Schedule 
of off-street parking requirements by land use). 

B. Location and access 

1. Parking spaces (including structures) shall not occupy more than twenty-five percent of the site 
frontage and shall be integrated into the design of the development. Parking may be placed behind 
buildings and/or on the interior of blocks to reduce visual prominence. 

2. Parking areas along side or private streets shall occupy less than forty percent of the site frontage. 

3. If multiple driveways are provided along the street frontage, they shall be at least fifty feet apart 
measured from the internal edges to reduce impacts of on-street parking capacity and minimize 
pedestrian and vehicular conflicts. 

4. Projects in mixed-use zones and the Downtown Specific Plan area shall have parking and garage 
entrances with an architectural style that is consistent with the rest of the project. 

5. Clearly defined pedestrian and bicycle access shall be provided and shall be accessible from the public 
street. All access points shall be a minimum of five feet in width and shall be unobstructed and 
conveniently accessible by walks, steps, or stepped ramps. 

C. Screening 

1. Parking shall be integrated into the design of new developments and shall be screened from street 
frontage by building placement, architectural elements, landscaping, planted fence, topography, or 
some combination of these elements. Landscaping used for screening purposes shall be no more than 
five feet wide and no more than six feet tall. 

2. Parking behind buildings shall be screened on all sides from adjacent residential zones and adjacent 
streets by a six-foot-high wall or wood privacy fence to avoid headlight impacts to adjoining properties. 
A five-foot-wide landscape buffer (from the back of the sidewalk or street curb to the parking lot 
paving) may be used for screening purposes.  

3. Parking screening shall be continuous, broken only for access driveways and walkways. 

4. Architectural elements used for screening purposes shall be three feet tall and shall utilize the same 
materials, colors, and lighting fixtures as the site or building, or include a mural. 

5. For mixed-use developments, parking along the frontage street shall be wrapped with a linear space 
for retail, commercial, or residential uses. 

D. Landscaping 
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1. Landscaping shall be included in all parking lots and include drought-tolerant plantings that can thrive 
in an urban setting and be resilient to changing climate conditions, permeable pavers, and permanent 
water-efficient irrigation systems. 

2. One shade canopy tree shall be included for every seven parking spaces and shall be placed within the 
parking lot envelope. The trees shall be dispersed throughout the parking lot to soften large areas of 
pavement. 

3. Landscaped areas within parking lot islands shall be planted with a combination of canopy trees, 
ornamental trees, shrubs, perennials, ornamental grasses, and groundcover and shall comply with the 
requirements established in Section 18.44.060 (Plant materials). 

4. Living ground cover shall be designed and maintained to screen vehicles from view from the street to a 
minimum height of three feet. Screening materials shall include a combination of plant materials, earth 
berms, solid decorative masonry walls, or raised planters. 

F. Vehicle Parking  

1. Parking structures shall be integrated into the design of the multi-unit project and shall be consistent 
with the articulation and design of the building façade. Parking shall incorporate screening elements 
including faux building façades and/or artistic elements along the full length of the façade. 

2. Glare-free, dark-sky compliant fixtures shall be utilized to prevent uneven light distribution and 
trespass or glare outside the structure or property line. 

18.49.130 Bicycle parking. 

A. Long-term bicycle parking 

1. Multi-unit projects shall provide one long-term bicycle parking/storage space for every two units.  

2. Long-term bicycle parking shall be located on the ground floor or first level of the parking structure in a 
secured location within proximity to the public street.  

3. Bicycle spaces shall not be located within required storage areas for the building; however, they may 
be located in common areas with direct access to the street. 

4. Each required bicycle parking space shall be accessible without moving another bicycle. 

B. Short-term bicycle parking 

1. Standards for short-term bicycle parking are found in Section 18.45.120 (Bicycle parking). 

2. Projects shall provide one short-term bicycle parking space for every ten parking spaces.  

3. Bicycle parking facilities shall be placed so the full length of the rack remains clear of 
pedestrian/wheeled user and vehicular access.  

4. Each required bicycle parking space shall be accessible without moving another bicycle. 

5. Bicycle parking facilities shall be in well-lit and convenient areas on private property within fifty feet of 
the main entrance to the building. 

18.49.140 Lighting. 

A. General standards 

1. All outdoor lighting shall comply with the standards held within Section 18.46 (Outdoor lighting). 

B. Lighting for multi-unit attached residential projects  
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1. All walkways, steps, parking areas, driveways, onsite streets, and other facilities shall be illuminated to 
ensure safe and convenient nighttime use. 

2. All fixtures shall be fully shielded and directed downward to direct light to fall on the same premises 
upon which the light is located and prevent light from entering habitable rooms and enclosures. 

3. All bicycle parking and storage areas shall be illuminated. 

 

 

Chapter 18.50 FLOOR AREA RATIO BONUS REGULATIONS 

18.50.010 Purpose. 

A. 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 to provide 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 (FAR Tier 1 and FAR 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; MXT. New development shall comply with the underlying development standards of 
the zone in which the property is located, unless otherwise waived by this chapter. 

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). 

18.50.020 Definitions. 

A.  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 area. 

a. Tier 1: 2.5 FAR Bonus Zones: MCR-1; MCR-2/TOD; RM-1; and MXT 

b. Tier 1: 4.0 FAR Bonus Zones: MXC-1; MXD-1; RM-2; RM-3; and MXD-2 

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

a. Tier 2: 4.0 FAR Bonus Zone: MXC-2 

3.  Affordable dwelling units are defined as: 

a.  Subject to a recorded covenant, ordinance or law that restricts rents to levels affordable to very 
low income or low-income households during the five (5) year period preceding the development 
application. 

b.  Dwelling units that are or were occupied by very low income or low-income households during 
the five (5) year period preceding the development application. 
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4. Transit Priority Areas (TPA): 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. 

18.50.030 Application of floor area ratio bonus 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. Parcels shall be zoned for twenty dwelling units per acre or higher. A land 
use designation that is residential or mixed-use or a residential or mixed-use overlay zone shall be required. 
Furthermore, all of the following requirements shall be met in order to utilize the Floor Area Ratio Bonus 
provisions: 

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 18.48.020. 

2. The dwelling units within the development shall not be used for a rental term of less than 30 
consecutive days. 

3. The development shall comply with the height limit prescribed by the base zone. 

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 situations in which and an applicant 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 (GFA) 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 GFA is determined by multiplying the remaining lot area by the applicable FAR. 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. 
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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 GFA for residential development to an existing non-
residential development through the 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 
18.4950.070. To calculate the required number of affordable dwelling units, all density calculations resulting 
in fractional units shall be rounded up to the next whole number. 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. 

18.50.040 Required replacement of existing affordable units. 

A. An applicant is ineligible for any incentive under this Division if the premises on which 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 18.48.020 (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 and demolished affordable dwelling units on the premises. 
Affordable dwelling units are defined as: 

a.  Subject to a recorded covenant, ordinance or law that restricts rents to levels affordable to very 
low income or low-income households during the five (5) year period preceding the development 
application. 

b.  Dwelling units that are or were occupied by very low income or low-income households during 
the five (5) year period preceding the development application. 

2. The affordable dwelling units shall be replaced as follows:  

a. For a development containing any occupied affordable dwelling units, the development must: 

a. Contain at least the same number of replacement affordable 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 affordable dwelling units. 

b. For unoccupied affordable dwelling units in the development, the replacement affordable 
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.  
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c. If the income category of the last household is unknown, it is presumed that the affordable 
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 affordable 
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 last seven (7) 
years preceding the application, the development must: 

a.  Contain at least the same number of replacement affordable dwelling units, of equivalent 
size and bedrooms, as existed at the high point 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.  

b. If all of the affordable dwelling units are vacant or have been demolished within the seven 
years preceding the application, the development must contain at least the same number 
of replacements affordable dwelling units, of equivalent size and bedrooms, as existed at 
the high point 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. 

c. If the income categories are unknown for  the high point, it is 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 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 written notice of intent to terminate to the 
Housing Authority and to each tenant household as part of the development permit application. 

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 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 or low-income households. For National City 
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residents who may have been displaced from their rental units in the preceding ten (10) year 
time frame and can demonstrate proof of National City residency from those ten years, those 
residents shall be eligible to receive priority for 75 percent of the new affordable dwelling units. 

7. All for-sale replacement affordable dwelling units shall be subject to the following provisions:  

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

b. Prior to, or concurrent with, the sale of each affordable 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 affordable dwelling unit shall be occupied by the initial owner at all times until the 
resale of the affordable dwelling unit. 

d. Upon the first resale of an affordable 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). 

8.  Development shall comply with the California Department of Housing and Community Development 
Tenant Preference policies contained within Government Code Section 7061. Furthermore, 
development shall comply with the City of National City Preference Policy as stipulated in Resolution 
2016-38. 

C. The applicant shall provide existing residents of affordable dwelling units with all of the following:  

1. The ability to occupy their existing 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 existing 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 written notice of intent to terminate 
tenancy to the National City Housing Authority and to each tenant household as part of the 
development permit application. 

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

a. Relocation benefits pursuant 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.  

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. For National City residents who resided in National 
City for a period of three months or longer and who may have been displaced from their rental 
units in the preceding ten (10) year time frame and can demonstrate proof of National City 
residency from those ten years, those residents shall be eligible to receive priority for 75 percent 
of the new affordable dwelling units.  
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18.50.050 Tenant benefits, rights, and obligations. 

A. The subdivider of a condominium conversion project shall provide the benefits specified in Section 18.30.090 
(C) to persons whose tenancy in very low- and low-income units is 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 including: 

1. A relocation payment of 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.  

2. The applicant shall provide relocation benefits pursuant to California Government Code Sections 7260 
through 7277 for public agencies.  

3. The applicant or applicant’s agent shall engage a qualified third-party contractor or consultant to 
oversee the provision of the required relocation benefits.  

4. 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 existing 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 written notice of intent to 
terminate tenancy to the National City Housing Authority and to each tenant household as part of the 
submission of a development permit.  

D. Displaced residents may relocate to a dwelling unit in National City or outside of the city’s jurisdiction and 
remain eligible to apply for affordable housing opportunities within a ten-year period of vacating the 
affordable dwelling unit in which the resident established residency for a period of at least three (3) months 
in National City. 

18.50.060 Incentives in exchange for transit priority area affordable housing. 

An applicant proposing development that is consistent with the criteria in Section 18.4950.030(A)(C) shall be 
entitled to the following incentives: 

A. Waiver of the existing FAR, and implementation of a new FAR based upon whether the development is 
located in FAR Tier 1 or FAR Tier 2 as specified in Section 18.4950.020.  

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 of the affordable density bonus in FAR Tier 
1 and FAR Tier 2 and the requirements of the California Building Code as adopted and amended by the City 
of National City, unless otherwise specified. 

C. Waiver of Development Impact Fees for all covenant-restricted affordable units and units exceeding 800 SF. 

D. Waiver of the following applicable base zone regulations: 

1. Minimum lot area if a qualifying development is proposed in a lot with an area of 5,000 square feet or 
less. 

2. Street frontage requirements, if safe and adequate access to the premises can be provided to the 
satisfaction of the Fire Department. 
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3. Maximum lot coverage if a qualifying development is proposed in a lot with a maximum lot coverage of 
75 percent or less. 

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 20 feet or less. 

E. Waiver of the personal storage area requirement in Section 18.42.070 (A)(7) and the private exterior open 
space requirement in Section 18.41.040 for all dwelling units in the development. 

F. Use of up to four 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 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; 

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 any required permit; 

b. A waiver of fees or dedication requirements with the exception of Development Impact Fees and 
TDIF for restricted affordable units and units exceeding 800 square feet; 

c. A direct financial incentive; 

d. A waiver of any of the requirements, regulations, or standards of this Division; 

e. A waiver of the height limit. 

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, a 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: 

a. 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; 

b. 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 very low-income and low-income households; 

c. The incentive would be contrary to state or federal law. Requested incentives shall be 
analyzed in compliance with the California Environmental Quality Act (CEQA) 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. 

c. When a development permit is otherwise required, the decision to deny a requested incentive 
shall be made by City staff responsible for processing the development permit. 
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4. The number of incentives available is as follows: 

a. Three incentives for a development that includes at least 10 percent of the post-density dwelling 
units for very low-income households at or below 50 percent area median income (AMI). 

b. Four incentives for a development in which at least 10 percent   of the post-density bonus 
covenant-restricted dwelling units are three bedrooms at or below 80 percent AMI. 

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 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, a development that meets the applicable requirements of this Division 
shall be entitled to a waiver unless the City staff responsible for processing the development permit 
makes a written finding of denial based upon substantial evidence that is in compliance with State of 
California Affordable Housing Density Bonus Government Code, 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 CEQA as set forth in Chapter 12, Article 8, and no waiver shall be granted 
without such compliance; or, 

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. 

18.50.070 Required provision of affordable dwelling units. 

A. A. An applicant requesting the application of the regulations in this Division shall agree to the City of 
National City’s written agreement to provide affordable dwelling units, entered into by the applicant and the 
National City Housing Authority and secured by a deed of trust, that meets the following requirements: 

1. Provides at least 10 percent of the post-density bonus rental dwelling units in the development, 
excluding any additional dwelling units allowed under a floor area ratio bonus, for rent by very low-
income households at a cost, including an allowance for utilities, which does not exceed 30 percent of 
50 percent of the AMI, as adjusted for household size. 

2. Provides at least 10 percent of the post-density bonus rental dwelling units in the development as 
three-bedroom units, excluding any additional dwelling units allowed under the FAR bonus, for rent by 
low-income households, including an allowance for utilities, which does not exceed 30 percent of 80 
percent of the AMI, 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 
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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. 

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. 

18.50.080 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 18.4950.060 to deviate 
from the requirements in Section   18.4850.0380. 

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 premise 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 tree is required for each 25 feet of street frontage on each side of the 
required sidewalk. See National City Street Tree guidelines for list of approved street trees. 

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

4. Gated entryways and street yard fencing are prohibited. 

5. Green or cool roofs are 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 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 any 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 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. 
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DIVISION 5. GLOSSARY 

Chapter 18.650 GLOSSARY 

[18.650.010] Generally. 

For the purpose of carrying out the provisions of this title, the words, phrases, and terms included herein 
shall be deemed to have the meaning ascribed to them in this chapter.  

Abut or abutting. "Abut" or "abutting" means the same as "adjoining" and "contiguous."  

Access. "Access" means the place or way by which pedestrians and vehicles shall have safe, adequate and 
suitable ingress and egress to a property or use as required by this title.  

Accessory building or structure. "Accessory building or structure" means a subordinate building or structure, 
the use of which is incidental to that of and separate from the main building or primary structure and is located on 
the same lot.  

Administrative services. "Offices, administrative, clerical or public contact services that deal directly with the 
citizen, together with incidental storage and maintenance of necessary vehicles. Typical uses include federal, state 
county and city offices."  

Accessory Dwelling Unit (ADU): “Accessory Dwelling Unit” means an attached or a detached residential 
dwelling unit that provides complete independent living facilities for one or more persons and is located on a lot 
with a proposed or existing primary residence. It shall include permanent provisions for living, sleeping, eating, 
cooking, and sanitation on the same parcel as the single-family or multifamily dwelling is or will be situated. An 
ADU also includes an efficiency unit and a manufactured home, as defined in Section 18007 of the Health and 
Safety Code. Refer to Section 18.030.380 for ADU regulations. 

Accessory use. "Accessory use" is a use, occupying no more than 40 percent of the lot, conducted on the 
same lot as the principal use or structure to which it is related, except that where specifically provided in the 
parking and loading regulations, accessory off-street parking or loading need not be located on the same lot; and, a 
use which is clearly incidental to and customarily found in connection with such principal use, and which is either 
in the same ownership as such principal use or is maintained and operated on the same lot substantially for the 
benefit or convenience of the owners, occupants, employees, customers, or visitors of the principal use.  

Addition. "Addition" means the result of any work that increases the volume of an existing structure or 
replaces a demolished portion. Compare "alteration" and "structural alteration."  

Adjacent. "Adjacent" refers to two or more lots or parcels of land separated only by an alley, or located in 
close proximity to each other; or two or more objects that lie near or close to each other. Compare "adjoining."  

Adjoining. "Adjoining" refers to two or more lots or parcels of land sharing a common boundary line, or two 
or more objects in contact with each other. Synonyms are "contiguous" or "abutting."  

Adult day health care center. "Adult day health care center" means a facility for seniors which provides care, 
protection and activities on a less than twenty-four-hour basis under the supervision of professional staff. The 
establishment shall be licensed by the state and conducted in accordance with state requirements.  

Advertising. For definitions relating to advertising, see sign-related definitions.  

Affordable Housing Cost. "Affordable Housing Cost", in accordance with the California Health and Safety 
Code, means: 
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(1) For extremely low-income households the product of 30 percent times 30 percent of the area median 
income adjusted for family size appropriate for the unit. 

(2) For very low-income households the product of 30 percent times 50 percent of the area median 
income adjusted for family size appropriate for the unit. 

(3) For lower income households whose gross incomes exceed the maximum income for very low-income 
households and do not exceed 70 percent of the area median income adjusted for family size, the product of 30 
percent times 70 percent of the area median income adjusted for family size appropriate for the unit.  In addition, 
for any lower income household that has a gross income that equals or exceeds 70 percent of the area median 
income adjusted for family size, it shall be optional for any state or local funding agency to require that affordable 
housing cost not exceed 30 percent of the gross income of the household. 

(4) For moderate-income households, affordable housing cost shall not be less than 28 percent of the 
gross income of the household, nor exceed the product of 35 percent times 110 percent of area median income 
adjusted for family size appropriate for the unit. In addition, for any moderate-income household that has a gross 
income that exceeds 110 percent of the area median income adjusted for family size, it shall be optional for any 
state or local funding agency to require that affordable housing cost not exceed 35 percent of the gross income of 
the household. 

Affordable Rent. "Affordable Rent", in accordance with the California Health and Safety Code, means: 

(1) For extremely low-income households the product of 30 percent times 30 percent of the area median 
income adjusted for family size appropriate for the unit. 

(2) For very low-income households, the product of 30 percent times 50 percent of the area median 
income adjusted for family size appropriate for the unit. 

(3) For lower income households whose gross incomes exceed the maximum income for very low-income 
households, the product of 30 percent times 60 percent of the area median income adjusted for family size 
appropriate for the unit. In addition, for those lower income households with gross incomes that exceed 60 
percent of the area median income adjusted for family size, it shall be optional for any state or local funding 
agency to require that affordable rent be established at a level not to exceed 30 percent of gross income of the 
household. 

(4) For moderate-income households, the product of 30 percent times 110 percent of the area median 
income adjusted for family size appropriate for the unit. In addition, for those moderate-income households 
whose gross incomes exceed 110 percent of the area median income adjusted for family size, it shall be optional 
for any state or local funding agency to require that affordable rent be established at a level not to exceed 30 
percent of gross income of the household. 

Agent of owner. "Agent of owner" means any person who can show certified written proof that he is acting 
for the property owner.  

Agricultural or agriculture. "Agricultural" or "agriculture" means the use of land for agricultural purposes, 
including farming, dairying, pasturage, apiculture, horticulture, floriculture, viticulture, and animal and poultry 
husbandry, and the necessary accessory uses for handling, treating or storing the produces; provided, however, 
that the operation of any such accessory use shall be secondary to that of the normal agricultural activity.  

Air contaminant. "Air contaminant" means particulate matter, dust, fumes, gas, mist, smoke, vapor, or any 
combination thereof having or tending to have a deleterious effect on human beings, vegetation, animals or 
property.  

Alley. "Alley" means a public or private right-of-way, other than a street or highway, permanently reserved as 
a means of providing secondary vehicular access to abutting properties.  
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Alteration. "Alteration" means any work on a structure that does not result in any addition to the structure. 
Compare "addition" and "structural alteration."  

Amendment. "Amendment" means a change in the wording, context or substance of this title, or a change in 
the zoning maps, which are part of this title when adopted by ordinance of the city council in the manner 
prescribed by law.  

Anchor. "Anchor" means a large store, such as a department store or supermarket, that is prominently 
located in a shopping mall to attract customers who are then expected to patronize the other shops in the mall. 
See also "large format retail."  

Animal boarding/kennel, small. The provision of temporary shelter and care for small animals on a 
commercial basis. Small animals include domesticated animals or household pets commonly maintained in 
residence with humans.  

Animal hospital. For a definition of "animal hospital," see "veterinary hospital."  

Animal husbandry. "Animal husbandry" is the care and breeding of domestic agricultural animals such as 
chickens and other fowl and horses.  

Arcade. A covered walkway composed of a succession of arches supported by columns.  

Architectural projection. For this definition, see "projection, architectural."  

Area. "Area" means the same as "net area," unless otherwise specified.  

Area, net. "Net area" means that area of a lot or parcel of land exclusive of public alleys, highways or streets; 
or proposed public facilities such as alleys, highways, or streets or other necessary public sites when included 
within a proposed development project; or other public or private easements where the owner of the servient 
tenement does not have the right to use the entire surface of the land.  

Articulation. "Articulation." The degree or manner in which a building wall or roofline is made up to distinct 
parts or elements. A highly articulated wall will appear to be composed of a number of different planes, usually 
made distinct by their change in direction (projections and recesses) and/or changes in materials, colors, or 
textures.  

Assembly building. "Assembly building" means a building or a portion of a building used for gathering for 
such purposes as deliberation, worship, auditorium, church or chapel, dance floor, lodge rooms, conference 
rooms, dining rooms, drinking establishments, exhibit rooms, or lounges.  

Assembly and light manufacturing/processing. Assembly, light manufacturing, and processing uses have no 
objectionable environmental influences by reason of the emission of odor, heat, smoke, noise, and vibration and 
do not use explosive or petroleum materials. Such uses may include manufacturing, printing, assembling, 
processing, repairing, bottling, or packaging of products from previously prepared materials (excluding the 
assembly of large equipment and machinery); manufacturing of electrical and electronic instruments, devices and 
components, furniture, tools, clothing and shoes, toys and novelties, renewable energy infrastructure; artist 
studios;, dyeing and cleaning plants, except large-scale operations; and any other limited manufactured/processing 
use which is determined by the city to be of the same general character as the uses listed here.  

Assisted living facility. "Assisted living facility" means a complex that is designed to accommodate primarily 
the elderly but may accommodate others, with staff personnel and programs to assist residents with many 
activities of daily living. Units may or may not have kitchens, but meals are provided in a central location. Units 
usually rent on a monthly basis.  

Auto body uses. A building or portions of a building where painting and interior and body modifications or 
repairs are performed on motor vehicles and trailers, including associated floor space used for offices, parking or 
showrooms. This includes shops that specialize in collision repair work; customization work on the body and 
interior of vehicles for aesthetic purposes or for the physically disabled, or other customers with special 
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requirements; painting for post-collision, refurbishment or customization; and restoration of classic and antique 
vehicles.  

Automobile, abandoned. "Abandoned automobile" means any motor vehicle which is required to be 
registered by the California Vehicle Code when operated upon a highway and whose registration has been expired 
for a period of six months or more. However, a motor vehicle stored within a permitted building or structure shall 
not be considered to be an abandoned automobile.  

Automobile and trailer sales area. "Automobile and trailer sales area" means an open area, other than a 
street, used for the display, sale or rental of new or used automobiles or trailers and where no repair work is done 
except minor incidental repairs of automobiles or trailers to be displayed, sold or rented on the premises.  

Automobile dismantling yard or automobile wrecking yard. "Automobile dismantling yard" or "automobile 
wrecking yard" means any premises used for the dismantling or wrecking of vehicles required to be registered 
under the California Vehicle Code, including the buying, selling or dealing of such vehicles or the integral parts or 
component materials thereof, or the storage, sale or dumping of dismantled, partly dismantled or wrecked 
inoperative vehicles. "Automobile dismantling" shall not include the incidental storage of inoperative or disabled 
vehicles in connection with a legal operation of an automobile repair garage, automobile body and fender repair 
shop, or automobile impound yard. See "scrap metal processing."  

Automobile impounding yard. "Automobile impounding yard" means facilities maintained by a permittee, on 
contract with the city, for the temporary storage of vehicles legally removed or impounded by a peace officer from 
public or private property as prescribed by law.  

Automobile parking. For definitions relating to automobile parking, see "parking lot" and parking-related 
definitions.  

Automobile repair, major. "Major automobile repair" means repair involving removal of heads, pans, 
transmissions; repairing, replacing, or overhauling of engines, motor transmissions; repairing or replacing driving 
mechanisms, steering mechanisms, differential assemblies; and repairing or replacing any other major automotive 
part or parts.  

Automobile repair, minor. "Minor automobile repair" means the sale, installation, and servicing of tires, 
batteries, automotive accessories and replacement items, engine tune-up, replacing points and plugs, carburetor 
overhaul; brake replacement and drum turning; alignment work, wheel balancing; replacing shock absorbers; air 
conditioning service; washing and lubricating services; steam cleaning; and supplying other incidental customer 
services and products.  

Automobile service station. "Automobile service station" means a retail place of business engaged in the sale 
of motor fuels and in supplying goods and services generally required in the operation and maintenance of 
automotive vehicles and the fulfilling of motorist needs. These shall include free restroom facilities for service 
station customers, and may include any of the items included under "major automobile repair" or "minor 
automobile repair."  

Automobile wrecking. For a definition of "automobile wrecking," see "automobile dismantling, or wrecking 
yard."  

Awning. "Awning" means a temporary shelter supported by an exterior wall of a building and of a type which 
can be retracted, folded or collapsed against the face of the supporting building.  

Balcony. "Balcony" means an unroofed platform enclosed by a railing or parapet projecting from the wall of a 
building for the private use of tenants or for exterior access to the above-grade living units. When a balcony is 
roofed and enclosed with operating windows, it is considered part of the room it serves.  

Bar/nightclub. "Bar/nightclub" includes restaurants with dancing after dinner hours, cocktail lounges, bars, 
establishments that provide live entertainment, and similar uses.  
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Basement. or a definition of "basement," see the Uniform Building Code.  

Batching plant. "Batching plant" means a plant for the manufacture or mixing of concrete, cement, and 
concrete and cement products, including any apparatus and uses incident to such manufacturing and mixing.  

Bed and breakfast inn. "Bed and breakfast inn" means a residential building containing a specified number of 
guest rooms occupied by a specific number of persons, which provides living units and limited refreshments for 
transient guests, and which is managed and occupied by the owner of the property.  

Bedroom. "Bedroom" means a private room intended for or capable of being used for sleeping, separated 
from other rooms by a door, having a window and closet/storage nook, and accessible to a bathroom without 
crossing another bedroom.  

Beginning of construction. "Beginning of construction" means demolition, elimination and removal of an 
existing structure preparatory to new construction, or the incorporation of labor and materials in the foundation of 
a building or buildings.  

Billboard or outdoor advertising structure. For definitions relating to billboards or outdoor advertising 
structures, see sign-related definitions in Chapter 18.47.  

Block. "Block" means the land adjoining one side of a street between two consecutive junctions of said street 
with streets, railways, rights-of-way, or waterways crossing or meeting said side of said street.  

Body piercing. "Body piercing" means penetrating the skin to make a hole, mark, or scar that is generally 
permanent in nature to place jewelry or objects of metal or plastic on any area for cosmetic purposes. "Body 
piercing" does not include practices that are considered medical procedures or the puncturing of the outer 
perimeter or lobe of the ear using a pre-sterilized, single-use stud and clasp ear piercing system.  

Bona fide public eating place. "Bona fide public eating place" means a place which is regularly and in a bona 
fide manner, used and kept open for the serving of meals to guests for compensation and which has suitable 
kitchen facilities connected therewith, containing conveniences for cooking an assortment of foods which may be 
required for ordinary meals, the kitchen of which must be kept in a sanitary condition with the proper amount of 
refrigeration for keeping of food on said premises and must comply with all the regulations of the local 
department of health. "Meals" mean the usual assortment of foods commonly ordered at various hours of the day; 
the service of such food and victuals only as sandwiches or salads shall not be deemed a compliance with this 
requirement. "Guests" mean persons who, during the hours when meals are regularly served therein, come to a 
bona fide public eating place for the purpose of obtaining, and actually order and obtain at such time, in good 
faith, a meal therein. Nothing in this section, however, shall be construed to require that any food be sold or 
purchased with any beverage.  

Breweries, small. "Small breweries" are those breweries producing 60,000 barrels a year or less.  

Breweries, large. "Large breweries" are those breweries producing more than 60,000 barrels a year.  

Brewery. "Brewery" means an establishment which is licensed by the California Department of Alcoholic 
Beverage Control under a Type 1 or Type 23 to manufacture and sell alcoholic beverages on the premises for on-
site or off-site consumption. Minors are allowed on the premises (per ABC Type 1 and Type 23 license regulations).  

Brewery tasting room. "Brewery tasting room" means an establishment which is licensed by the California 
Department of Alcoholic Beverage Control under a Type 1 or Type 23 (Beer Manufacturer or Small Beer 
Manufacturer respectively) duplicate license to sell malt beverages the licensee produces for on-site and off-site 
consumption; including sales of sealed containers (commonly known as growlers) for off-site consumption. Only 
beer produced by the master licensee may be sold and/or consumed at the location. Minors are allowed on the 
premises (per ABC Type 1 and Type 23 license regulations).  

Buildable area. "Buildable area" means the same as "net area."  

Building. For a definition of "building," see the Uniform Building Code.  
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Building bulk. "Building bulk" means the size of buildings or other structures and their relationships to each 
other and to open areas and lot lines. Regulations controlling bulk include maximum height, maximum lot 
coverage, maximum floor area ratio, minimum size of yards and setbacks, shape of buildings or other structures, 
the area of the lot upon which a residential building is located, and the number of dwelling units or rooms within 
such building in relation to the area of the lot.  

Building height. For a definition of "building height," see the Uniform Building Code.  

Building line. "Building line" means a line established by law or agreement usually parallel to the property 
line beyond which a structure may not extend.  

Building lot coverage. See "lot coverage."  

Building, main or primary. "Main building" means any building in which is conducted the principal use of the 
building site on which it is situated. In any residential zone, any dwelling shall be deemed to be a main building on 
the building site on which it is located.  

Building site. "Building site" means:  

1. The ground area of one lot; or  

2. The ground area of two or more lots when used in combination for a building or permitted group of 
buildings, together with all open spaces as required by this title. See "lot."  

Bulk distributing station, hazardous materials. "Hazardous materials bulk distributing station" means any 
distributing station for hazardous materials where there is located a loading rack and which is not an integral part 
of a refinery, natural gasoline plant, or crude petroleum producing or pipeline operation.  

Cabaret. "Cabaret" means a cafe, restaurant, bar or other public establishment that serves food or alcoholic 
or nonalcoholic beverages, or both, where entertainment is regularly provided by paid or unpaid performers or 
musicians, or dancing is regularly allowed to the accompaniment of recorded or live music or rhythmic sound.  

Camper. For a definition of "camper," see "recreational vehicle." Compare "mobile home."  

Camp, tourist. For this definition, see "tourist camp."  

Camp, youth. For this definition, see "youth camp."  

Canopy. "Canopy" means a roof-like projection extending horizontally from a structure, usually made of 
metal, over a sidewalk or driveway for protection from sun or rain.  

Car. For definitions relating to cars, see "motor vehicle," "vehicle," and other automobile-related definitions.  

Carport. "Carport" means an accessory structure or portion of a principal structure, consisting of a roof and 
supporting members such as columns or beams, unenclosed from the ground to the roof on at least two sides, and 
designed or used for the parking or temporary storage of motor vehicles of owners or occupants of the structure 
to which it is accessory.  

Car wash, automatic. An "automatic car wash" means a building or portion thereof containing facilities for 
washing vehicles, using conveyorized and/or mechanized equipment where the washing of the vehicle is 
performed by the equipment.  

Car wash, full service. A "full service car wash" means a building or portion thereof containing facilities for 
washing vehicles, using conveyorized and/or mechanized equipment where the washing of the vehicle is 
performed by the equipment and an employee or employees of the facility assist in performing other services such 
as cleaning, drying, vacuuming, waxing, detailing, or similar services on the vehicle.  

Car wash, manual. A "manual car wash" means a building or portion thereof containing self-service facilities 
where the washing of the vehicle is performed by the customer.  
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Cellar. For a definition of "cellar," see the Uniform Building Code.  

Cemetery. "Cemetery" means land used or intended to be used for the burial or interment of the dead and 
dedicated for such purposes, including columbariums, crematories, mausoleums and mortuaries when operated in 
conjunction with and within the boundary of such cemetery.  

Certificate of occupancy. "Certificate of occupancy" means a required document issued by the department of 
building and housing prior to the occupation or use of vacant land, except for agricultural uses, or prior to 
occupation or use of buildings erected or structurally altered.  

Child day care center. "Child care center" means any child care facility of any capacity, other than a child day 
care home, in which less than twenty-four-hour per day nonmedical care and supervision are provided to children 
in a group setting.  

Children’s home. “Children's home" means one or more buildings used for the semi-permanent, twenty-four-
hour care of orphans or other children deprived of parental care, operated by a public agency or a philanthropic or 
charitable organization, but shall not include commercial enterprises operated by such organization or a 
correctional institution. 

Circus and/or carnival. "Circus" and/or "Carnival" means a temporary outdoor amusement center, bazaar or 
fair, either involving use of special purpose equipment or conducted by professional operators, or both, and where 
activities include such things as rides, exhibitions, food service, sales, or small-scale games.  

City council. See Chapter 2.04.  

City manager. See Chapter 2.01.  

Civic, fraternal, community, and cultural facilities. "Civic, fraternal, community, and cultural facilities" means 
a facility operated entirely on a public or nonprofit basis for the purpose of providing education, information, 
training, and/or entertainment of a civic or cultural nature. Such facilities include, but are not limited to, libraries, 
museums, and community centers.  

Clinic. "Clinic" means any facility used for the care, diagnosis and treatment of sick, active, infirm or injured 
persons and those who are in need of medical, dental or surgical attention, but who are not provided with board 
or room, or kept overnight on the premises. "Clinic" includes dental clinic, health clinic, medical clinic and doctors' 
offices, and may include laboratory facilities in conjunction with normal clinic services.  

Club, country. "County club" means a private club organized and operated for social purposes and possessing 
outdoor recreational facilities, such as golf courses, tennis courts or polo grounds.  

Club. A "club" means any building or premises used by an association of two or more people united by a 
common interest or goal, whether incorporated or unincorporated, organized for some common purpose, but not 
including a group organized solely or primarily to render a service customarily carried on as a commercial 
enterprise.  

College and university facilities. "College and university facilities" means educational institutions of higher 
learning which offer a course of study designed to culminate in the issuance of a degree.  

Colonnade. "Colonnade." See arcade.  

Commencement, land use activity. "Commencement" of any land use activity as provided for by this title is 
the date of beginning of such activity after all required city permits and approvals have been given. Where a use or 
premises require an occupancy permit, commencement shall not be recognized before that permit is issued. Any 
land use activities begun prior to commencement as defined above are, for the purposes of this title, not 
commenced.  

Commercial. "Commercial" refers to any activity on or use of land which involves the buying, selling, 
processing, or improving of things not produced on the land and having financial gain as the primary aim of the 
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activity or use, whether or not such activity or use is for hire or on account of the buyer, seller, processor, or 
improver.  

Commercial recreation (indoor). "Commercial recreation (indoor)" refers to indoor recreational facilities that 
are operated as a business and open to the general public for a fee. Such uses may include, but are not limited to, 
gyms/health clubs, bowling alleys, martial arts, dance and exercise studios, skating rinks, batting cages, indoor 
swimming pools, boxing studios, indoor climbing walls, and similar uses.  

Commercial recreation (outdoor). "Commercial recreation (outdoor)" refers to outdoor recreational facilities 
that are operated as a business and open to the general public for a fee. Such uses may include, but are not limited 
to, sports fields, golf courses/driving ranges, miniature golf, outdoor swimming pools, skate parks, court games, 
and similar uses.  

Communication equipment building or use. "Communication equipment building or use" means a building or 
lot housing electrical and mechanical equipment necessary for the conduct of a public communications business 
with or without necessary personnel.  

Community center. "Community center" means a neighborhood building for social, recreational, and cultural 
activities.  

Community farm. "Community farm" means an area of land larger than one acre managed and maintained 
by an individual or group of individuals to grow and harvest food and horticultural products for shareholder 
consumption or for sale or donation. Shareholders may arrange to work on the farm in exchange for a share of the 
crops and/or pay for a portion of the crop in advance. A community farm may be a principal or accessory use.  

Conditional use. "Conditional use" means a use which requires a special degree of control because of 
characteristics peculiar to it, or because of size, technological processes or type of equipment, or because of the 
exact location with reference to surroundings, streets and existing improvements or demands upon public 
facilities. Such control is to ensure that the particular use at the particular site on which such use is proposed to be 
located is compatible with other existing or permitted uses surrounding the site.  

Condominium development. "Condominium development" means a structure and appurtenant premises 
divided in ownership by the existence of condominiums as now or hereafter defined by state law, and includes 
instances where ownership is so divided following prior single ownership of the entire structure and premises, as 
well as new structures and premises so divided in ownership.  

Construction yard. "Construction yard" means an area on or immediately adjacent to a major construction or 
demolition site used on a temporary basis for the parking and storage of equipment used in the project, and the 
storage and preparation of materials and other items used in the project. Such yard may include construction 
offices and such shops as are necessary for work on the immediate project.  

Contiguous. "Contiguous" means the same as "adjoining."  

Convalescent services. "Convalescent services" means a use providing bed care and in-patient services for 
persons requiring regular medical attention, such as nursing homes, but excluding facilities providing surgical or 
emergency medical services, facilities providing care for alcoholism, drug addiction, mental disease or 
communicable disease.  

Convenience establishments. "Convenience establishments" means small establishments designed and 
intended to serve the daily or frequent trade or service needs of the surrounding population. Such establishments 
include grocery stores, variety stores, drugstores, coin-operated laundry and dry- cleaning establishments, beauty 
shops, barber shops, and medical and dental offices. Specifically excluded are automobile service stations and 
repair garages, and drive-in eating and drinking establishments.  

Corner lot. For this definition, see "lot, corner."  
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Cornice. "Cornice" means an ornamental molding that finishes or crowns the top of a building, wall, arch or 
similar structure.  

Court. "Court" means an area on the same lot with a building which is bounded on two or more sides by the 
exterior walls of a building or buildings on the same lot.  

Courtyard housing. "Courtyard housing" means a group of three or more detached or attached one-story 
dwellings located on a single lot, and having a common court or yard. Each dwelling unit will have a separate 
entrance on the ground floor.  

Coverage. See "lot coverage."  

Curb level. "Curb level" means the level of the established curb in front of the building measured at the 
center of such front. Where no curb level has been established, the city engineer shall establish such curb level or 
its equivalent.  

Dairy. "Dairy" means any premises where three or more cows or goats or any combination thereof equaling 
three or more animals are kept or maintained for the purpose of producing milk or milk products.  

Decibel. "Decibel" is a unit which describes the sound pressure level or intensity of sound. The sound 
pressure level in decibels is twenty times the logarithm, to the base ten, of the ratio of the pressure of the sound 
to a reference pressure of 0.0002 microbars.  

Density. "Density" means the number of dwelling units that may be constructed per acre or per square foot 
of lot area.  

Department store. "Department store" means a store or group of shops under unified management selling a 
variety of merchandise groups, normally including clothing, appliances, hardware, and furniture.  

Depth of lot. For this definition, see "lot depth."  

Development. "Development" means the design, construction and related use of real property in any 
manner requiring compliance with this code.  

Disposal facility. A "disposal facility" provides permanent containment or destruction of waste materials. 
Landfills and incinerators are examples of disposal facilities.  

Dock. "Dock" means a landing pier for boats; a wharf, a structure supported by piling or floats in such a 
manner as to allow free flow of water beneath said structure and in which any buildings constructed thereon are 
incidental to the use of said structure as a wharf or landing pier.  

Dormitory. "Dormitory" means a dormitory is a living facility accessory to a learning center designed to house 
students. A dormitory may be located on the same property as the learning center (college, university, boarding 
school, nursing school, or similar learning center) or may be located within one-quarter mile radius of the learning 
center.  

Drive-through restaurant or drive-through eating place. "Drive-through restaurant" or "drive-through eating 
place" means any commercial establishment serving food or drinks, making provisions encouraging consumption 
of food or beverages off-site. Drive-through restaurants or eating places may also provide areas for indoor 
consumption.  

Driveway. "Driveway" means a private road, the use of which is limited to persons residing, employed or 
otherwise using or visiting the parcel on which located.  

Dump. "Dump" means an area devoted to the disposal of refuse and salvage, including incineration, 
reduction, or the dumping of ashes, garbage, combustibles or non-combustibles, or offal.  

Duplex. "Duplex" means a building containing two dwelling units meant for residential occupancy which are 
attached by a common wall.  
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Dwelling. "Dwelling" means a building or portion thereof designed or used exclusively for residential 
occupancy. For the purposes of this title, dwellings do not include hotels, motels, roominghouses, nursing homes, 
rest homes, university-owned or university-leased housing or institutions. See also "residential building."  

Dwelling, group. "Group dwelling" means two or more single detached, single attached, or multiple- 
dwellings or apartments located on the same lot.  

Dwelling, mobile home. For a definition of "mobile home dwelling," see "mobile home."  

Dwelling, multiple. "Multiple dwelling" means the same as multi-unit residential dwelling.  

Dwelling, single detached. "Single detached dwelling" means a detached building containing one dwelling 
unit meant for residential occupancy.  

Dwelling, single attached. "Single attached dwelling" means a building containing two dwelling units meant 
for residential occupancy which are attached by a common wall.  

Dwelling unit. "Dwelling unit" means one or more rooms with private kitchen and bathroom facilities, 
designed for occupancy for living and sleeping purposes. Only one kitchen is allowed per unit. 

Easement, private road. For this definition, see "private road easement" in the glossary.  

Educational institution. "Educational institution" means any elementary school, junior high school, high 
school, or college or university, either public or private, giving general academic instruction in the several branches 
of learning.  

Efficiency unit. For this definition, see "studio unit" in the glossary.  

Electric distribution substation. "Electric distribution substation" means the assembly of equipment which is 
part of a system for the transmission of electric power, which receives electric energy at a very high voltage from 
its source of generation, by means of a network of high voltage lines, and where, by means of transformers, said 
high voltage is transformed to a lower subtransmission voltage for the purpose of supplying electric power to large 
individual customers, or interconnections with other power-producing agencies or electric distribution substations 
for transformation to still lower voltage for distribution to smaller individual use.  

Emergency shelter. "Emergency shelter" is defined in Section 50801(e) of the Health and Safety Code and 
includes housing with minimal supportive services that is limited to occupancy of up to six months. No individual or 
household may be denied emergency shelter because of an inability to pay.  

Employee housing. “Employee housing” means housing providing accommodations for six or fewer 
employees. Employee housing shall be deemed a single-family structure with a residential land use designation. 

Essential services. "Essential services" means the erection, construction, alteration, or maintenance by public 
utilities or municipal or other governmental agencies of underground or overhead gas, electrical, steam or water 
transmission systems, including poles, wires, mains, drains, sewers, pipes, conduits, cables, fire alarm boxes, police 
callboxes, traffic signals, hydrants, and other similar equipment and accessories in connection therewith 
reasonably necessary for the furnishing of adequate service by such utilities or municipal or other governmental 
agencies or for the public health or safety or general welfare, but not including any buildings, electrical 
substations, or water storage tanks.  

Explosive material. "Explosive material" means any chemical compound mixture or device, the primary and 
common purpose of which is to function by explosion with substantially simultaneous release of gas and heat, the 
resulting pressure being capable of producing destructive effects.  

Façade. The exterior face of a building which is the architectural front, sometimes distinguished from other 
faces by elaboration of architectural or ornamental details.  
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Family day care home, large. "Large family day care home" means a home that provides family day care for 
seven to fourteen children, inclusive, including children under the age of ten years who reside at the home, or as 
set forth in Section 1597.465 of the California Health and Safety Code and as defined in regulations.  

Family day care home, small. "Small family day care home" means a home that provides family day care for 
eight or fewer children, including children under the age of ten years who reside at the home, or as set forth in 
Section 1597.44 of the California Health and Safety Code and as defined in regulations.  

Family foster care home. "Family foster care home" means a family residence in which twenty-four-hour full-
time care is provided for not more than six foster children (persons under eighteen years of age) and the dwelling 
unit is licensed by the state.  

Farm stand. A "farm stand" is a temporary or permanent structure used for the display and sale of 
agricultural products.  

Fast food eating place. "Fast food eating place" means any retail food establishment that primarily provides 
short order food services for on-site dining or take-out service, where such food and beverage is served on paper, 
plastic, or other disposable containers, and including drive in and drive through restaurants where ready-to-eat 
foods are served primarily to be consumed off the premises. This definition includes all self-service restaurants, 
except cafeterias, sit-down pizza parlors, and donut shops.  

Fence. "Fence" means a freestanding structure of metal, masonry, composition or wood, or any combination 
thereof, resting on or partially buried in the ground and rising above ground level, and used for confinement, 
privacy, protection, screening or partition purposes.  

Fenestration. "Fenestration" is the number, design, and arrangement of exterior windows.  

Final map. "Final map" means a map prepared in accordance with the land division regulations and with any 
applicable provisions of the Subdivision Map Act, designed to be recorded with the county recorder.  

Fire protection. "Fire protection" means such fire hydrants and other protective devices as required by the 
chief of the fire department.  

Floor area. "Floor area" means the sum of the gross area of each floor of a building, excluding mechanical 
space, cellar space, elevators and stair bulkheads, open balconies, open porches, open breezeways, open terraces, 
and required parking.  

Floor area ratio. "Floor area ratio" means the total floor area on a lot divided by the lot area. For example, a 
building containing twenty thousand square feet of floor area on a zoning lot of ten thousand square feet has a 
floor area ratio of two.  

Free standing retail. "Free standing retail" means a single retail sales facility of up to twenty thousand square 
feet in size that is situated independently on a building lot and for which associated parking serves exclusively that 
facility.  

Freeway. "Freeway" means a divided highway for through traffic with full control of access and with grade 
separations at intersections, and declared to be such in compliance with the California Streets and Highways Code.  

Frequency. "Frequency" means the number of times that a displacement completely repeats itself in one 
second of time. Frequency may be designated in cycles per second or hertz (Hz).  

Frontage. "Frontage" means all property fronting on one side of a street between intersecting or intercepting 
streets, or between a street and right-of-way, waterway, end of dead-end street, or city boundary measured along 
the street line. An intercepting street shall determine only the boundary of the frontage on the side of the street 
which it intercepts.  

Frontage road. For this definition, see "service road" in the glossary.  

Front yard. For this definition, see "yard, front" in the glossary.  
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Future street or alley. For this definition, see "street or alley, future" in the glossary.  

Games of skill or amusement. "Games of skill or amusement" means any machines, devices or apparatus, the 
operation or use of which is permitted, controlled, allowed or made possible by the deposit or placement of any 
currency, plate, disc, slug or key into any slot or crevice, for the purpose or use as a game or amusement of any 
description the use for the purpose of which is not prohibited by any law of the state.  

Garage, private. For a definition of "private garage," see "parking garage, private."  

Garage, public. For a definition of "public garage," see "parking garage, public."  

Garage, repair. "Repair garage" means a structure or portion thereof, other than a storage or parking garage, 
designed or used for repairing, equipping or servicing motor vehicles. Such garages may also be used for housing, 
storage or sale of motor vehicles.  

Garage, storage. "Storage garage" means a structure or portion thereof designed and used exclusively for the 
storage of motor vehicles, and within which temporary parking may also be permitted.  

General plan. "General plan" means a comprehensive declaration of purposes, policies and programs for the 
development of the city and including, where applicable, diagrams, maps and text setting forth objectives, 
principles, standards, and other features, and which have been adopted by the city council.  

Goods and services, retail. Retail goods include commercial establishments that provide physical goods, 
products or merchandise directly to the consumer, where such goods are typically available for immediate 
purchase and removal from the premises by the purchaser. Typical uses include, but are not limited to, apparel, 
household appliances, computers and electronics, books and stationary, gifts and souvenirs, paint and wallpaper, 
pets, plants, groceries and baked goods, hardware, hobby and crafts, sports equipment or similar products. 
Services include establishments or places of business primarily engaged in the provision of frequent or recurrent 
needed services of a personal nature. Typical uses include, but are not limited to, beauty shops, barbershops, nail 
salons, animal grooming establishments, shoe, jewelry, or watch repair, coin-operated laundromats, dry cleaners 
and tailors, travel agencies, insurance agencies, banks and credit unions, printing and copy businesses, 
photographic studios, or similar businesses. Retail goods and services do not include the sale and service of 
vehicles, industrial-type equipment, heavy machinery, or other similar uses.  

Government service agency. "Government service agency" means a government service facility providing 
direct services to the public wherein large aggregations of people are probable, especially those such as 
employment offices, public assistance offices, motor vehicle registration and licensing services and similar 
activities commonly accustomed to having sizeable assemblages of people queueing, tarrying, biding or waiting for 
service, whether pedestrian or vehicular.  

Grade. For a definition of "grade," see the Uniform Building Code.  

Gradient. "Gradient" means the rate of vertical change of a ground surface expressed as a percentage figure 
and determined by dividing the vertical distance by the horizontal distance.  

Guidance/social assistance services. "Guidance/social assistance services" means a use providing counseling, 
guidance, recuperative, or similar services for persons requiring rehabilitation assistance as a result of mental 
illness, alcoholism, detention, drug addiction, or similar conditions for only part of a twenty-four-hour day.  

Hazardous waste facility. "Hazardous waste facility" shall be defined as specified by the California Health and 
Safety Code and the San Diego County Hazardous Waste Management Plan.  

Health facility, long-term. "Long-term health facility" means an institution or premises licensed by the state 
and used for the housing and care of the ambulatory, aged or infirm, and offering or providing lodging, meals, 
nursing, dietary or other personal services, but not including the care and treatment of persons with contagious or 
communicable diseases or persons insane or addicted to narcotics or alcohol. There shall be no surgery, physical 
therapy, or other similar activities such as are customarily provided in hospitals. Also called rest homes; 
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convalescent homes; homes for the aged; veterans' homes; institutions for the feebleminded, cerebral palsied and 
the like; plus other similar names signifying long-term care, which is personal and, at most, nursing help, rather 
than medical or surgical care. See also "hospital." (Note: A senior citizens' project or housing-for-the-elderly 
project is to be distinguished from a long-term health facility in that the senior citizens' project or housing is 
primarily of a residential character with only incidental nursing facilities while a nursing home is primarily designed 
and used for the care of convalescent or ill persons.)  

Heavy manufacturing/processing. "Heavy manufacturing/processing" includes uses that process or treat 
materials for the fabrication of large base-sector products. Assembly of large equipment and machines is included 
in this category as well as manufacturing uses that typically produce noise, dust, or other pollutants capable of 
harming or annoying adjacent uses. Such uses include manufacturing and processing of plastics and synthetic 
resins; rubber products; soaps, bleaching products, and other disinfectants; large scale laundry and dry- cleaning 
facilities; industrial chemicals; paint and lacquer; fish, vinegar, and other food products with offensive odors 
(except slaughterhouses); steel mills; petroleum chemical sales; organic chemical research; and other uses that are 
found by the city to be of the same general character to those listed here.  

Helicopter. "Helicopter" means a rotary-wing aircraft which depends, for its support and motion in the air, 
principally upon the lift generated by one or more power-driven rotors that rotate on a substantially vertical axis.  

Heliport. "Heliport" means an area of land or water or a structural surface which is used or intended for use 
for the landing and takeoff of helicopters, and any appurtenant areas which are used or intended for use for 
heliport buildings and other heliport facilities.  

Helistop. "Helistop" means the same as a heliport, except that no refueling, maintenance, repairs or storage 
of helicopters is permitted.  

Highway. For definition, see "freeway."  

Home, convalescent. "Convalescent home" means the same as "long-term health facility."  

Home garden. "Home garden" means a garden maintained by one or more individuals who reside in a 
dwelling unit located on the subject property. Food and horticultural; products grown in the home garden may be 
used for personal consumption or for donation or sale on-site. A home garden is an accessory use to a principal 
residential use.  

Home occupation. "Home occupation" means an occupation carried on within the main building by the 
occupant of the dwelling as a secondary use, in connection with which there is no display, no stock in trade nor 
commodity sold upon the premises, no person employed, and no mechanical equipment used except that which is 
normally necessary for housekeeping purposes.  

Homeless shelter. "Homeless shelter" means the same as "emergency shelter."  

Hospice. "Hospice" means a program that provides care for clients in the last stages of a terminal illness 
within the client's home or a home-like facility.  

Hospital. "Hospital" means a facility providing medical, psychiatric or surgical service for sick or injured 
persons, primarily on an in-patient basis, and including ancillary facilities for out-patient and emergency treatment, 
diagnostic services, training, research, administration and services to patients, employees, or visitors.  

Hospital, long-term convalescent, or nursing and convalescent. "Long-term convalescent hospital" or 
"nursing and convalescent hospital" means the same as "long-term health facility."  

Hospital, psychiatric. "Psychiatric hospital" means the same as "special hospital."  

Hotel. "Hotel" means a building in which lodging is provided and offered to the public for compensation, and 
which is open to transient guests for less than thirty days. No room rentals shall be provided on an hourly basis. 
The hotel may include facilities available to the general public, such as meeting and dining facilities and limited 
goods and services, provided these are an integral part of the hotel operations.  
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Household pet. "Household pet" means any domesticated animal commonly maintained in residence with 
humans.  

Housing Development Project. "Housing Development Project" means a use consisting of either of the 
following: 

(1) Residential use only, with one or more units 

(2) Mixed-use developments consisting of residential and nonresidential uses in which the nonresidential 
uses are less than 50 percent of the total square footage of the development and are limited to neighborhood 
commercial uses (small-scale general or specialty stores that furnish goods and services primarily to residents of 
the neighborhood) and to the first floor of buildings that are two or more stories.  

Improvement, public. "Public improvement" means such street work and utilities as may be installed on land 
to be used for public or private streets, highways, alleys, pedestrian ways, ways, and easements, as are necessary 
for the general use and safety of the landowner and the public. Such street work and utilities may include 
necessary monuments, street name signs, guardrails, barricades, safety devices, fire hydrants, grading, retaining 
walls, storm drains and flood control channels and facilities, erosion control structures, sanitary sewers, street 
lights, street trees, traffic warning devices (other than traffic signals), and such other facilities as may be required 
by this title.  

Incidental use. "Incidental use" means the same as "accessory use."  

 

Income, low. “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. 

Income, very low. “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. 

Industrial park. "Industrial park" means a special or exclusive type of industrial area designed or equipped to 
accommodate a community of industries, or approved under the procedure for planned development.  

Institution. An "institution" is a non-profit or quasi-public use, or institution such as a library, public or 
private school, hospital, or municipally owned or operated building, structure or land used for public purposes.  

Institution, health. For definitions relating to health institutions, see "clinic," "long-term health facility," and 
"hospital."  

Institution, philanthropic. For this definition, see "philanthropic institution."  

Inundation. "Inundation" means ponded water or water in motion of sufficient depth to damage property 
due to the presence of the water or due to deposits of silt. 

Junior Accessory Dwelling Unit (JADU): “Junior Accessory Dwelling Unit” means a unit that is no more than 
500 square feet in size and contained entirely within a single-family residence. A JADU may include separate 
sanitation facilities, or may share sanitation facilities with the existing structure. Refer to Section 18.030.390 for 
JADU regulations. 

Junk or salvage yard. "Junk or salvage yard" means any premises used for the keeping or storage of junk, 
including but not limited to iron and scrap metals, paper, rags, glass, wood and similar materials, and includes the 
dismantling of machinery or the storage or keeping for sale of parts and equipment resulting from dismantling or 
wrecking operations on said property or elsewhere. "Junk or salvage yard" also includes the baling of cardboard, 
cardboard boxes, paper and paper cartons. Compare "automobile dismantling, or wrecking yard" and "scrap metal 
processing."  
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Kennel. "Kennel" means any place where three or more dogs are kept for breeding purposes and where the 
pups are sold to any other person; or where dogs are received for care or for boarding by the day, week or month, 
or for longer periods of time.  

Kitchen. "Kitchen" means any room or space within a building designed, intended to be used, or used for the 
cooking or the preparation of food.  

Landscaping. "Landscaping" means the use of architectural and horticultural materials to provide control of 
erosion, dust, weeds, and accumulation of litter in a manner complementary to the purpose of adding natural 
environmental quality to the premises. "Landscaping" includes the planting and maintenance of some combination 
of trees, shrubs, groundcover, vines, flowers, lawns or other planting materials, other than weeds, providing 
shade, visual screening, aesthetic enhancement, soil conservation, and the removal or reduction of fire hazards, 
rodent harborages, vermin, and disease-bearing creatures. In addition, the combination or design may include 
natural features such as rock and stone, and structural features such as pools, art work, screens, walls, fences and 
benches. See also "fence" and "screening" as defined in the glossary.  

Landscaping maintenance. "Landscaping maintenance" includes sufficient irrigation, fertilization, pruning, 
trimming, training, and all other reasonable acts necessary to keep plants in a healthy vigorous condition. 
Maintenance also includes removal of weeds, dead materials and accumulated litter, rubble, or other foreign 
substances; and reseeding, and replacement of dead plants and planting where necessary to restore a landscaped 
area to the level of "coverage" required of a new installation.  

Large format retail. "Large format retail" is a single retail sales facility that has greater than twenty thousand 
square feet of gross floor area and is contained in a single building.  

Loading berth. "Loading berth" means a space within a loading facility, exclusive of driveways, aisles, 
maneuvering areas, ramps, columns, landscaping areas, office and work areas, for the temporary parking of a 
commercial vehicle while loading or unloading goods or materials, and which abuts upon a street, alley, or other 
appropriate means of access.  

Loading facility. "Loading facility" means an area, either open or enclosed, or partially enclosed within a 
structure or portion thereof, designed or used for the temporary parking of commercial vehicles while loading or 
unloading goods or materials.  

Lot. The following shall constitute a legal building site:  

1. A parcel of land which is shown on a final subdivision map recorded in the office of the county 
recorder, pursuant to the provisions of the Subdivision Map Act; or  

2. A parcel of land, the dimensions or boundaries of which are defined by a duly recorded record of 
survey map; or  

3. A parcel of land shown on the approved lot split map on file in the city engineering department; or  

4. A parcel of land which is shown on an approved parcel map recorded in the office of the county 
recorder; or  

5. A parcel of land not described as in subsections 1, 2, 3, and 4 of this definition and legally subdivided 
prior to the adoption of this National City Land Use Code.  

Lot area. "Lot area" means the total area, measured on a horizontal plane, included within the lot lines of a 
lot or parcel of land.  

Lot, corner. "Corner lot" means a lot or parcel of land situated at the intersection of two or more streets or 
highways, which streets or highways have an angle of intersection, measured within the lot or parcel of land, of 
not more than one hundred thirty-five degrees.  
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Lot coverage. "Lot coverage" means that percentage of a lot which, when viewed directly from above, would 
be covered by a structure or structures, or any part thereof, excluding projecting roof eaves.  

Lot depth. "Lot depth" means the horizontal distance between the front and rear lot lines, measured in the 
mean direction of the side lot lines.  

Lot frontage. For a definition of "lot frontage," see "frontage."  

Lot, interior. "Interior lot" means a lot other than a corner lot or reversed corner lot.  

Lot, key. "Key lot" means the first interior lot to the rear of a reversed corner lot and not separated by an 
alley.  

Lot line. "Lot line" means the property line bounding the lot.  

Lot line, front. "Front lot line" means a line separating an interior lot from a street or highway, or a line 
separating the narrower street frontage of a corner lot from the street or highway. In the case of a corner lot with 
equal frontages on intersecting streets, the front lot line shall be the continuation of the street line with the 
greatest number of lot frontages in the block. In the case of landlocked lot, the front lot line shall be that which is 
closest to the street on which the lot is addressed. 

Lot line, rear. "Rear lot line" means a lot line which is opposite and most distant from the front lot line and, in 
the case of an irregular, triangular, or gore-shaped lot, a line ten feet in length within the lot, parallel to and at the 
maximum distance from the front lot line.  

Lot line, side. "Side lot line" means any lot boundary line not a front lot line or a rear lot line.  

Lot, reversed corner. "Reversed corner lot" means a corner lot, the side street line of which is substantially a 
continuation of the front lot line of the first lot to its rear.  

Lot, through. "Through lot" means a lot having frontage on two parallel or approximately parallel streets.  

Lot width. "Lot width" means the horizontal distance between the side lot lines measured at right angles to 
the lot depth at a point midway between the front and rear lot lines.  

Low Barrier Navigation Center. “Low Barrier Navigation Center” means a Housing First, low-barrier, service-
enriched shelter focused on moving people into permanent housing that provides temporary living facilities while 
case managers connect individuals experiencing homelessness to income, public benefits, health services, shelter, 
and housing. “Low Barrier” means best practices to reduce barriers to entry, and may include, but is not limited to, 
the following: 

(1) The presence of partners if it is not a population-specific site, such as for survivors of domestic 
violence or sexual assault, women, or youth. 

(2) Pets. 

(3) The storage of possessions. 

(4) Privacy, such as partitions around beds in a dormitory setting or in larger rooms containing more 
than two beds, or private rooms. 

 

Maintenance and service facilities. "Maintenance and service facilities" means a facility supporting 
maintenance, repair, vehicular or equipment servicing, material storage, and similar activities, including 
corporation yards, equipment service centers and similar uses having characteristics of commercial services or 
contracting or industrial activities.  

Major highway. For definition, see "freeway."  
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Maps. For definitions relating to maps, see "final map," "parcel map" "Subdivision Map Act," "tentative 
map," and "zoning map" in the glossary.  

Mass. "Mass" means three dimensional form; the visual impact of a building's height, depth, and length.  

"Massage". See Municipal Code Sections 10.79 and 18.30.370.  

Marquee. "Marquee" means a fixed shelter used only as a roof and extended over a building line, and which 
is entirely supported by the building to which it is attached. Compare "awning" and "canopy" in the glossary.  

Medical office/medical clinic. "Medical office/medical clinic" means a facility providing medical, psychiatric, 
or surgical services for sick or injured persons exclusively on an out-patient basis, including emergency treatment, 
diagnostic services, training, administration and services to out-patients, employees or visitors.  

Medium manufacturing/processing. "Medium manufacturing/processing" includes uses that have 
moderately objectionable environmental influences by reason of the emission of odor, heat, smoke, noise, or 
vibration. Such uses include the manufacture of food products, drugs, pharmaceuticals and the like; wineries, 
distilleries, and large breweries; lumber yards and wood products; leather products; plastics; paper products and 
packaging material; floor coverings; stone, clay, glass, and concrete activities and products; manufacturing of 
textile products; metal fabrication and welding; vehicle manufacture, railroad equipment; and any other uses 
found by the city to be of the same general character of those listed here.  

Merchandise. "Merchandise" means any tangible object of nominal or value greater than one cent including, 
but not limited to, all manufactured products, food, goods and flowers, but excluding "newspapers."  

Microbrewery. "Microbrewery" means a pub or restaurant that also produces and sells beer on the premises. 
Generally, a microbrewery produces fewer than ten thousand barrels of beer and ale a year.  

Military installations. "Military installations" means military facilities of the federal and state governments.  

Mini-warehouse/self-storage. "Mini-warehouse" (also knowknown as self storageself-storage facilities) 
means a building used for private rental of space for temporary storage of household goods and materials other 
than storage by commercial "household goods storage" businesses and except "warehouses."  

Mixed-use. The term "mixed-use" shall be defined as a combination of commercial and residential uses or 
structures, designed and built on a single lot or parcel, or as components of a single development.  

Mobile home. A "mobile home" is defined by Section 798.3 of the California Civil Code.  

Mobile home park. "Mobile home park" means an area of land where two or more mobile home sites are 
rented or leased, or offered for rent or lease, to accommodate mobile homes used for human habitation.  

Mobile home site. "Mobile home site" means that portion of a mobile home park set aside and designated 
for the occupancy of a mobile home and including the area set aside or used for parking or structures, including 
awnings, cabanas or ramadas which are accessory to the mobile home.  

Model home. "Model home" means a dwelling or residential building having all of the following 
characteristics:  

1. Said dwelling is constructed upon a proposed lot previously designated as a model home site by the 
planning commission in a subdivision for which the commission has approved or conditionally 
approved a tentative map but for which a final map has not yet been recorded;  

2. The proposed lot upon which the model home is constructed is recognized as a legal building site for 
the duration of the model home permit;  

3. No certificate of occupancy for such dwelling has been issued by the director of building and housing;  

4. Where applicable, temporary access to such dwelling is permitted over future streets previously 
restricted to public access; and,  
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5. Said dwelling is intended to be temporarily utilized as an example of the dwellings which have been 
built or which are proposed to be built in the same subdivision.  

Motel. "Motel" means any building or group of buildings containing guest rooms for overnight visitor 
accommodations and not more than thirty days. No room rentals shall be provided on an hourly basis. The motel 
may include facilities available to the general public, such as dining facilities, provided these are an integral part of 
the motel operations.  

Motor vehicle. "Motor vehicle" means a self-propelled device used or intended to be used for the 
transportation of freight or passengers upon a street or highway, excepting a device moved by human power or a 
device used exclusively upon stationary rails or tracks. See also "recreational vehicles" and automobile-related 
definitions, plus "accessory vehicle," "commercial vehicle" and "vehicle."  

Multi-unit residential. "Multi-unit residential" is a residential structure containing three or more residential 
dwelling units.  

Mural. "Mural" means a painting, graphic design, or pictorial representation applied directly or attached to 
an exterior mounting surface or exterior wall that is visible from any point of any public right-of-way, including 
public street, sidewalk, or trail. Any representation which identifies a business or building by logo, product, service, 
trademark, message, or slogan shall be considered a sign.  

Neighborhood corner store. "Neighborhood corner store" means a small convenience store not more than 
three thousand square feet established in a residential zone pursuant to Section 18.30.260.  

Neighborhood garden. "Neighborhood garden" is an area of land, one acre or less, managed and maintained 
by an individual or group of individuals to grow and harvest food and horticultural products for personal or group 
consumption, for sale or donation. A neighborhood garden may be divided into separate garden plots for 
cultivation by one or more individuals or may be farmed collectively by members of the group. Neighborhood 
garden group members may or may not reside on the subject property. Sale and donation of food and horticultural 
products grown in the neighborhood garden may occur on-site. A neighborhood garden may be a principal or 
accessory use.  

Net area. For this definition, see "area, net."  

Nonconforming structure. "Nonconforming structure" means a structure which was lawfully erected prior to 
the adoption of the ordinance codified in this title but which, under the provisions of this title, does not conform to 
the standards of coverage, yards, height of structures, or distances between structures prescribed in the 
regulations for the zone in which the structure is located.  

Nonconforming use. "Nonconforming use" means a use of a structure or land, which was lawfully established 
and maintained prior to the adoption of the ordinance codified in this title, but which, under the provisions of this 
title, does not conform with the use regulations for the zone in which it is located.  

Nursing home. "Nursing home" means the same as "long-term health facility."  

Office. "Office" means an establishment providing direct, "over-the-counter" services to consumers and 
office-type facilities occupied by businesses providing professional services and/or engaged in the production of 
intellectual property. This includes, but is not limited to such uses as accounting, auditing, and bookkeeping 
services, advertising agencies, travel reservation centers, architectural, engineering, planning, and surveying 
services, real estate and related services, legal services, art and design services, computer software and hardware 
design, counseling services, data processing services, detective agencies, insurance companies, telemarketing, 
management and public relation services, photography studios, writer and artist offices, postal facilities, 
administrative and clerical services, or public contact offices of a government agency, and banks and financial 
institutions.  

Open space, common usable. "Common usable open space" means recreational or leisure space for the 
shared use of residents of a multi-unit development with no dimension less than twenty feet and may include 
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gardens, playgrounds, courtyards, swimming pools, sitting areas, court games, recreation rooms, exercise rooms or 
gyms, spas, community rooms, lawn/turf used for open play, ponds, fountains, atriums, picnic areas, rooftop 
gardens or green roofs, or similar uses or facilities.  

Open space, private usable. "Private usable open space" means an outdoor recreational or leisure space 
devoted to the exclusive use of a unit with no dimension less than five feet, including the following: patio, porch, 
and balcony.  

Open space, usable roof area. "Usable roof area open space" means that part of a roof which is usable by all 
residents of the building, is accessible to all residents by a passageway from the buildings, is enclosed by parapet 
or ground rails adequate for the safety of the occupants, has no dimension less than twenty feet, and is developed 
for active or passive recreational use.  

Outdoor advertising display. "Outdoor advertising display" means any card, paper, cloth, metal, glass, 
wooden or other display or device of any kind placed for outdoor advertising purposes on the ground or on any 
tree, wall, rock, structure, or other object.  

Outdoor advertising structure. For definitions relating to outdoor advertising structures, see sign-related 
definitions.  

Outdoor storage. "Outdoor storage" means storage of goods and materials outside of any building or 
structure, but not including storage of a temporary or emergency nature.  

Overlay zoning/overlay zone. "Overlay zoning is a regulatory tool that creates a special zoning district, placed 
over an existing base zone(s), which identifies special provisions in addition to those in the underlying base zone. 
The overlay district can share common boundaries with the base zone or cut across base zone boundaries. 
Regulations or incentives are attached to the overlay district to protect a specific resource or guide development 
within a special area."  

Pad, building. "Building pad" means the area occupied by a building or buildings on a building site, including 
the open area contiguous to and surrounding such buildings and having a slope not greater than ten percent. 
Building pads shall be exclusive of required front yards.  

Parapet. "Parapet" means the part of a wall which rises above the edge of a roof.  

Parcel. For a definition of "parcel," see "lot."  

Parcel map. "Parcel map" means a map showing the division of land, as described in the California 
Subdivision Map Act, and prepared in accordance with the provisions of this title and the Subdivision Map Act.  

Pergola. "Pergola" means an open framework over a walkway or path, which is usually designed to be 
covered in climbing plants; a walk framed by columns or posts and covered by cross members.  

Park (active recreation). "Park (active recreation)" means a piece of land that is not part of a residential 
development, which is developed with such uses as sports fields, court games, skate parks, swimming pools, and 
other recreational uses that have the potential to generate a lot of noise.  

Park (passive recreation). "Park (passive recreation)" means a piece of land that is not part of a residential 
development, which is generally kept in a natural state and contains sitting areas, picnic areas, trails, and other 
recreational activities that do not generate a significant amount of noise.  

Parking facility. "Parking facility" means an area other than a street or other public way, either open or 
enclosed within a structure or portion thereof, designed or used for the parking of motor vehicles.  

Parking facility, accessory. "Accessory parking facility" means a parking facility which is accessory to a 
structure or use on the same lot or another lot, and may include both required or permitted parking stalls.  
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Parking garage, private, or carport, private. "Private parking garage" or "private carport" means a detached 
accessory building or portion of a main building assigned for the parking or temporary storage of automobiles of 
the occupants of the premises.  

Parking garage, public. "Public parking garage" means a structure or portion thereof designed or used for the 
parking of motor vehicles and some or all of whose parking stalls are non-accessory. Commercial or public parking 
garages may include accessory off-street parking stalls limited to such stalls which are accessory to other 
structures or uses on the same lot.  

Parking lot. "Parking lot" means an open area, other than a street, used or designated to be used for 
temporary storage of vehicles, and which is available for either public or private use, whether free, for 
compensation, as an accommodation for clients or customers, or for private use.  

Parking lift, mechanical. A "mechanical parking lift" is an automated parking lift contained entirely within a 
parking lift rack structure for parking two or more vehicles. The parking lift rack structure is two or more tiers high 
and is erected indoors or outdoors. Parking spaces for a mechanical parking lift are considered tandem spaces.  

Parking space or stall. "Parking space" or parking stall" means a permanently surfaced space within a parking 
facility, exclusive of driveway, aisles, maneuvering or landscaped areas, ramps, columns, office and work areas, for 
the parking of one motor vehicle.  

Parkway. "Parkway" means the space located between the street curb and the property line. The parkway 
may include a sidewalk and a landscape strip, a sidewalk, or a sidewalk with a cut-off for a street tree.  

Patio structure. "Patio structure" means an attached roofed structure open on one or more sides, whose 
principal use shall be for indoor-outdoor living and recreation.  

Pawn shop. A "pawn shop" is a business that offers secured loans to people, with items of personal property 
used as collateral.  

Payday lender. "Payday lender" means an establishment that provides monetary loans to borrowers that 
must be paid in full, usually at a high interest rate, when the borrowers receive their next pay check.  

Pedestrian way. "Pedestrian way" means a right-of-way for pedestrians, free from vehicular traffic and 
including access ramps, stairs, and mechanical lifts and routes through buildings which are available for public use.  

Performance standards. For provisions regarding "performance standards," see Chapter 18.4, Title 7, and 
Title 12 and specific definitions dispersed throughout this title.  

Petroleum bulk plant. "Petroleum bulk plant" means any premises used for the wholesale distribution and 
storage of gasoline, oil or petroleum products, but not including the storage of liquid petroleum gas, a tank farm, 
or connection to a pipeline constituting, in effect, a petroleum terminal.  

Pet grooming. "Pet grooming" is a personal service establishment that, for a fee, trims, cleans or curries 
domestic pets such as dogs and cats and which may sell pet supplies. This term shall not include establishments 
which board pets or provide pet day care.  

Pet shop. "Pet shop" means any store, department of any store, or place of business where dogs, cats, 
monkeys, birds, reptiles, or any other animals are kept for sale, for hire, or are sold.  

Philanthropic institution. "Philanthropic institution" means a nonprofit, charitable institution devoted to the 
housing, training or care of children, or of aged, indigent, handicapped or underprivileged persons, but not 
including the following: office buildings, except as an accessory to and located on the same lot with an institutional 
activity, as listed above; hospitals, clinics or sanitariums, correctional institutions; institutions or homes for the 
insane or those of unsound mind; lodging houses or dormitories providing temporary quarters for transient 
unemployed persons; organizations devoted to collecting and salvaging new or used materials; or organizations 
devoted principally to distributing food, clothing or supplies on a charitable basis.  
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Planning commission. For this definition, see Chapter 2.28.  

Planning division. The "planning division" is a unit of city government responsible for reviewing land 
development proposals, ensuring compliance with the city's General Plan, Land Use Code, Local Coastal Program 
Land Use Plan (PDF), Local Coastal Program Implementation (PDF), State Subdivision Map Act, California 
Environmental Quality Act (CEQA), and other applicable local and state regulations. The planning division also 
provides staff support to the planning commission, and recommends and implements changes to the land use 
section of the Land Use Code.  

Postal facilities. "Postal facilities" means postal services, including post offices, bulk mail processing or 
sorting centers, operated by the United States Postal Service.  

Principal permitted use. "Principal permitted use" means the primary allowed land use. Where more than 
one use is located within a single place, the principal use is that activity to which the greatest amount of floor 
and/or ground space is devoted. All other activities are "accessory uses." An accessory use that is clearly 
subordinate and incidental to a permitted use is a component of that permitted use.  

Private road easement. "Private road easement" means a parcel of land not dedicated as a public street but 
intersecting or connecting with a public street, or another private street, for which a private easement for road 
purposes has been proposed or granted to the owners of property contiguous or adjacent thereto, and for which 
an instrument creating the easement has been duly recorded and filed with the county recorder.  

Projection, architectural. "Architectural projection" means anything attached to and extended outside the 
outer face of the exterior wall of a structure and not intended for shelter or occupancy.  

Property line. "Property line" means a line separating parcels of real property having separate legal 
descriptions, but not including a building line.  

Public assembly. "Public assembly" means an institution, such as a church or lodge, that people regularly 
attend to participate in or hold religious services, public meetings, or other similar activities. This term does not 
carry a secular connotation and includes the buildings or other locations in which the religious services of any 
denomination are held.  

Public safety facilities. "Public safety facilities" means facilities for conduct of public safety and emergency 
services, including police and fire protection services and emergency medical and ambulance services.  

Public utility service center. "Public utility service center" means any building or premises used for the 
administration of public utility repair, maintenance and installation crews, including parking for vehicles not to 
exceed one and one-half-ton rated capacity, but not including warehouses or storage yards.  

Public utility service yard. "Public utility service yard" means any building or premises used for the office, 
warehouse, storage yard, or maintenance garage of a public utility, including microwave repeater stations when 
incorporated as a part of the service yard use. See also "communication equipment building" and "telephone 
repeater station."  

Public way. "Public way" means any street, alley, pedestrian way, channel, viaduct, subway, tunnel, bridge, 
easement, right-of-way, or other way in which a public agency has a right of use. See also "street or public street" 
and "freeway."  

Quarry. "Quarry" means any place on a lot or parcel of land where dirt, soil, sand, gravel, rock, clay, 
decomposed granite, or other similar material is removed by excavation or otherwise. "Quarry" includes mining 
operations for the removal of ores, precious stones, or other solid minerals, but shall not include excavation and 
removal of materials from a lot or parcel of land preparatory to construction of a building for which a building 
permit has been issued and remains in full force and effect, provided that such excavation is confined to that 
necessary for such building construction, but in no event shall more than five thousand cubic yards of soil or other 
excavated materials be removed from the premises; or excavation, on a lot, parcel of land or subdivision, 
necessary to grading, building construction or operation on the premises, where a building permit is not in full 
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force and effect, provided that such grading is necessary to prepare a site for a lawful use permitted thereon, but 
in no event shall more than five hundred cubic yards of soil or other excavated materials be removed from such 
premises.  

Railroad facilities. "Railroad facilities" means railroad yards, equipment servicing facilities and terminal 
facilities.  

Real estate sales office. "Real estate sales office" means a sales office established and maintained in one 
model home as approved by the planning commission, or in a single-family dwelling on a recorded lot previously 
designated as a model home site by the planning commission and serving temporarily as an example of houses in 
the same subdivision, and subject to the provisions of this title.  

Rear lot line. For this definition, see "lot line, rear."  

Rear yard. For this definition, see "yard, rear."  

Recreational vehicles:  

1. "Recreational vehicles" include the following:  

a. Boats and boat trailers, including boats, floats, and rafts, plus the normal equipment to transport 
the same on a highway;  

b. Campers, which are structures designed primarily to be mounted upon a motor vehicle and with 
sufficient facilities to render same suitable for use as a temporary dwelling for camping travel, 
recreational and vacation purposes;  

c. Full tent trailers, which are canvas folding structures mounted on wheels and designed for travel 
and vacation use;  

d. Motorized homes, which are portable dwellings designed and constructed as an integral part of a 
self-propelled vehicle;  

e. Travel trailers, which are vehicular portable structures built on a chassis and designed to be used 
as temporary dwellings for travel, recreational and vacation uses permanently identified as a 
travel trailer by the manufacturer.  

2. See also "mobile home" and "motor vehicle."  

Recreation, commercial. "Commercial recreation" means recreation facilities operated as a business and 
open to the general public for a fee.  

Recreation, private, noncommercial. "Noncommercial private recreation" means clubs or recreation facilities 
operated by a nonprofit organization and open only to bona fide members of such nonprofit organization.  

Recreation, public. "Public recreation" means publicly owned or operated recreation facilities.  

Recreation room or building. "Recreation room or building" means a room, contained in either a main 
building or an accessory building, designed to be utilized primarily for games, the pursuit of hobbies, social 
gatherings, and such activities. Such a room may contain such plumbing fixtures as are utilized in a bar or for 
hobby activities. Such a room in a single-family or two-family dwelling, or in an accessory building appurtenant to a 
single-family or two-family dwelling, may not include facilities for the cooking and preparation of food. However, in 
a multiple residential use or in an accessory building appurtenant thereto, a recreation room which is for the 
common use of all the dwelling units therein may contain facilities for the cooking and preparation of food.  

Rectory. "Rectory" is the residence of one or more leaders of a religious institution of any denomination and 
may also function as the administrative offices of the religious institution. A rectory is also known as a presbytery, 
parsonage, or manse.  
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Recyclables or recyclable materials. "Recyclables" or "recyclable materials" means plastic bottles, plastic 
containers, glass bottles, glass jars, newspapers, aluminum and/or metal cans, and any other material designated 
by the city as a recyclable material in Chapter 9.52.  

Renewable energy infrastructure. "Renewable energy infrastructure" is equipment used to generate 
electricity or heat from renewable or low-carbon sources. Renewable energy infrastructure includes, but may not 
be limited to, solar power, wind power, electric vehicle charging stations, and similar facilities and devices.  

Repair garage. For this definition, see "garage, repair."  

Research and development. "Research and development" means a laboratory facility that is primarily used 
for scientific research. This use can include the design, development, and testing of biological, chemical, electrical, 
magnetic, mechanical, and/or optical components in advance of product manufacturing. This use does not involve 
the fabrication, mass manufacture, or processing of the products.  

Residential building. "Residential building" means a building or portion thereof designed or used for human 
habitation.  

Residential care home. "Residential care home" means a state authorized, certified, or licensed home serving 
six or fewer mentally disordered or otherwise handicapped persons or dependent or neglected children, and 
providing care on a twenty-four-hour-a-day basis, as defined in Section 5116, California Welfare and Institutions 
Code.  

Residential density. "Residential density" means the average number of families living on one acre of land in 
a given area. Net residential density is determined by dividing the total number of families in a defined area by the 
total acreage of all parcels of land within the area that are used for residential and accessory purposes. Gross 
residential density is obtained by dividing all land in a defined area used for residences, streets, local schools, local 
parks, and local shopping facilities into the total number of families in said area.  

Rest home. "Rest home" means the same as "long-term health facility."  

Restoration is initiated. "Restoration is initiated" means that, at a minimum, a building permit application has 
been issued.  

Retail sales or retail store. "Retail sales" or "retail store" means the sale of goods, merchandise or 
commodities for consumption or use by the purchaser.  

Right-of-way. "Right-of-way" means an area of land reserved for public or private easements.  

Roadway. "Roadway" means that portion of a right-of-way for a street, highway or alley designed or used for 
accommodating the movement of vehicles.  

Rooming or boarding house. "Rooming or boarding house" means a private residence which is rented out to 
more than two paying guests.  

Rubbish. "Rubbish" means refuse and waste material, whether combustible or noncombustible, not included 
within the definition of garbage as herein defined, including but not limited to paper, rags, leaves, glass, cans, 
ashes, tree and vine trimmings. It shall not include plaster, rock sand, dirt, automobile frames or fenders, or waste 
material pertaining to building operations, construction or repair. It shall not mean discarded water heaters or 
furniture.  

Salvage yard. For this definition, see "yard, salvage."  

Satellite television antenna. "Satellite television antenna" means a device or instrument designed or used for 
the reception of television or other electronic communications signals broadcast or relayed from an earth satellite. 
It may be a solid, open-mesh or bar-configured structure, typically eight feet in diameter, in the shape of a shallow 
dish or parabola.  
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Scale. "Scale" means the measurement of the relationship of one object to another object. The scale of a 
building or the scale of a building's components can be described in terms of its relationship to a human being. A 
building's scale can range from intimate or pedestrian-scale to monumental. Intimate or pedestrian-scale refers to 
the portions of a building that are around eight to ten feet in height above the ground plane. A monumental scale 
is used to present a feeling of grandeur. Building types which commonly use a monumental scale usually include 
banks, churches, and civic buildings.  

Soffit. "Soffit" means the finished underside of an eave.  

School, elementary and high. "Elementary school" and "high school" mean institutions of learning which 
offer instruction in the several branches of learning and study required to be taught to the public schools by the 
Education Code of the state. "High school" includes junior and senior high schools.  

School, trade, vocational, business or professional. "Trade school," "vocational school," "business school" or 
professional school" means an institution of learning which offers specialized instruction as preparation for 
entrance into, or as supplementary training in, a specific field or endeavor. Such institutions include, but are not 
limited to, secretarial schools, barber schools, modeling schools, language schools, electronics schools, dancing 
schools, and art schools.  

Scrap metal processing. "Scrap metal processing" means the recovery of metals from salvage for 
consumption by primary metals industries, using cutting, shredding, and melting processes. "Scrap metal 
processing" includes the preparation of such salvaged metals for reshipment. "Scrap metal processing" does not 
include wrecking yards, junkyards, or any similar use where metals are stored or sold as secondhand or used 
materials. Nonmetallic salvage or processing not clearly incidental to the principal use shall not be allowed.  

Screening. "Screening" means solid walls, solid fences, or dense living hedges for the purpose of concealing 
from view the area behind such structure or hedge. See also "fence" and "landscaping."  

Second unit. "Second unit" is a small, self-contained residential unit built on the same lot as an existing 
primary residence or built in conjunction with a primary residence. It provides complete independent living 
facilities for one or more persons. Second units are also referred to as "accessory dwelling units," "in-law 
apartments," "granny flats," "ancillary apartments" or "carriage houses." Second units may be attached to or 
detached from the primary residence. Refer to Section 18.21.050 for second unit regulations.  

Secondhand dealer. A "secondhand dealer" means and includes any person, co-partnership, firm, or 
corporation whose business includes buying, selling, trading, taking in pawn, accepting for sale on consignment, 
accepting for auctioning, or auctioning secondhand tangible personal property, as defined in this Glossary.  

Secondhand tangible personal property. "Secondhand tangible personal property" includes, but is not limited 
to, all secondhand tangible personal property that bears a serial number or personalized initials or inscription or 
which, at the time it is acquired by the secondhand dealer, bears evidence of having had a serial number or 
personalized initials or inscription, as defined by the California Business and Professions Code. In addition, 
secondhand tangible personal property also includes precious metals such as gold, silver, platinum, and jewelry.  

Senior citizens' housing. For this definition, see "senior housing."  

Senior housing. "Housing for the elderly" or "senior housing," also called "elderly housing and senior citizen 
housing" means a project specially designed for elderly persons and providing living unit accommodations. Senior 
housing may also include spaces for common use by the occupants in social and recreational activities and, when 
needed, incidental facilities and space for the project residents.  

Setback. "Setback" means a horizontal distance determining the location of a building with respect to a 
street, zone boundary line, or another use. Where the term "setback" is used in conjunction with a modifying word 
or words, such as "parking area," the setback shall, in its application, include but not be limited to building.  

Shared parking. "Shared parking" means parking spaces shared by more than one user or land use.  
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Shopping center. "Shopping center" means a group of commercial establishments planned and developed, 
owned or managed as a unit, with off-street parking and loading provided on the property, and related in its 
location, size, and type of shops to the trade area which the unit serves.  

Sidewalk. "Sidewalk" means that portion of a thoroughfare, other than a roadway, set apart by curbs, 
barriers, markings or other delineations for pedestrian travel.  

Sidewalk café. "Sidewalk café" means the outdoor seating portion of an eating or drinking establishment 
such as a restaurant, coffeehouse, or café. Sidewalk cafes must conform to the regulations set forth in Section 
18.30.200.  

Side yard. For this definition, see "yard, side."  

Sight visibility triangle. Refer to "traffic visibility triangle."  

Site, building. For this definition, see "building site."  

Site, Vacant. A “vacant site” means a site without any houses, offices, buildings, or other significant 
improvements on it. Improvements are generally defined as development of the land or structures on a property 
that are permanent and add significantly to the value of the property. 

Site, Nonvacant. A “nonvacant site” means a site with one or more houses, offices, buildings, or other 
significant improvements on it. Improvements are generally defined as development of the land or structures on a 
property that are permanent and add significantly to the value of the property. 

Skilled nursing facility. "Skilled nursing facility" means an institution, or part of an institution, that provides 
licensed, skilled nursing care and related services for patients who require twenty-four-hour medical, nursing or 
rehabilitative services.  

Sloping terrain. "Sloping terrain" means any ground surface having a rate of incline or decline of greater than 
a ten percent gradient.  

Solar array. A "solar array" is an electrical device consisting of a large array of connected solar cells  

Solar collector. A "solar collector" is any of several devices that absorb and accumulate solar radiation for use 
as a source of energy.  

Solar energy system:  

(1) Any solar collector or other solar energy device, certified pursuant to state law, along with its ancillary 
equipment, whose primary purpose is to provide for the collection, storage, and distribution of solar 
energy for space heating, space cooling, electric generation, or water heating.  

(2) Any structural design feature of a building, whose primary purpose is to provide for the collection, 
storage, and distribution of solar energy for electricity generation, space heating or cooling, or for 
water heating.  

Specific plan. "Specific plan" means a definite statement, adopted by ordinance, of policies, standards, and 
regulations, together with a map or description defining the location where such policies, standards, and 
regulations are applicable.  

Stall, parking. For a definition of "parking stall."  

Storage, outdoor. For a definition of "outdoor storage."  

Story. For a definition of "story," see the Uniform Building Code.  

Street or public street. "Street" or "public street" means any public thoroughfare other than an alley or walk. 
Where a subdivision has been recorded containing lots which abut only on an alley or walk, the alley or walk may 
be considered to be a street.  
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Street, collector. "Collector street" means a street (including the principal access streets of a subdivision) 
which carries traffic from local streets, either directly or by way of other existing or proposed collector streets, to a 
major or secondary highway.  

Street line. "Street line" means the boundary line between a street and the abutting property.  

Street, local. "Local street" means any street, other than a collector street, major or secondary highway or 
freeway, providing access to abutting property and serving local, as distinguished from through, traffic.  

Street or alley, future. "Future street or alley" means any real property which the owner thereof has offered 
for dedication to the city for street or alley purposes but which has been rejected by the city council subject to the 
right of the council to rescind its action and accept by resolution at any later date and without further action by the 
owner all or part of said property as a public street or alley.  

Street, private. "Private street" means a private road easement that the director determines to be adequate 
for access and which conforms to such dimensional and improvement standards as are adopted by the 
commission.  

Street, side. "Side street" means a street which is adjacent to a corner lot and which extends in the general 
direction of the line determining the depth of the lot.  

Structural alteration. "Structural alteration" means any change in the supporting members of a building, such 
as foundations, bearing walls, columns, beams, floor or roof joists, girders, or rafters, or changes in roof or exterior 
lines.  

Structure. "Structure" means anything constructed or erected which is supported directly or indirectly on the 
earth, but not including any vehicle which conforms to the California State Vehicle Act. "Structure" includes any 
building or accessory building which can be used for the housing, shelter, or enclosure of persons, animals, 
chattels, or property of any kind, plus fences, walls, billboards, platforms, towers, panels and signs.  

Structure, accessory. For this definition, see "accessory structure."  

Subdivision Map Act. "Subdivision Map Act" means the Subdivision Map Act of the state.  

Studio or efficiency unit. "A studio or efficiency unit" means a dwelling that combines kitchen, living, and 
sleeping rooms into one room.  

Substantial conformance. "Substantial conformance" means a determination in which a revision to a 
development that was approved through a permit or tentative map complies with the objectives, standards, 
guidelines, and conditions, for that permit or tentative map.  

Supportive housing. Supportive housing is defined in Section 50675.14 of the Health and Safety Code and has 
no limit on the length of stay, is linked to on-site or off-site services, and is occupied by a target population as 
defined in Health and Safety Code Section 53260 (i.e., low income persons with mental disabilities, AIDS, substance 
abuse or chronic health conditions or persons whose disabilities originated before the person turned eighteen). 
Services typically include assistance designed to meet the needs of the target population in retaining housing, 
living and working in the community, and/or improving health and may include case management, mental health 
treatment, and life skills.  

Tandem parking. "Tandem parking" is where vehicles park nose-to-end or are stacked vertically. Tandem 
parking shall only be permitted in the Westside and Downtown Specific Plan areas, and in multi-family or mixed-
use developments within enclosed parking garages (see section 18.45.055).Add "In the case of a landlocked lot, the 
front lot line shall be that which is closest to the street on which the lot is addressed. See definition for "parking 
lift, mechanical."  

Tattoo. The terms "tattoo refers to any method of placing designs, letters, scrolls, figures, symbols or any 
other marks upon or under the skin of a human with ink or any other substance, resulting in the coloration of the 
skin by the aid of needles or any other instrument designed to touch or puncture the skin.  
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Tattoo and body piercing establishment. A "tattoo and body piercing establishment" is an establishment that 
provides a service for tattoos and body piercing as defined in this section. See "tattoo" and "body piercing."  

Telecommunications facility/wireless telecommunications facility. "Telecommunications facility/wireless 
telecommunications facility" means a facility consisting of any commercial antenna, monopole, microwave dish, 
and/or other related equipment necessary for the transmission and/or reception of cellular, personal 
communication service, and/or data radio communications.  

Telephone repeater station. "Telephone repeater station" means a building used for housing amplifying 
equipment along aerial or underground telephone cable routes. See also "public utility service center" and "public 
utility service yard."  

Temporary use. For this definition, see "use, temporary."  

Tentative map. "Tentative map" means a map made for the purpose of showing the design of a proposed 
subdivision and the existing conditions in and around it, and need not be based upon an accurate or detailed final 
survey of the property.  

Tentative map, revised. "Revised tentative map" means a map involving a revised arrangement of the 
streets, alleys, easements or lots within property for which a tentative map has been previously approved, or a 
modification of the boundary of the property.  

Termination, land use activity. "Termination" or "cessation" of a land use activity occurs when premises are, 
from outward appearance, vacated, abandoned, inoperative or disused for a consecutive period of thirty days or 
more, or when electric service has been discontinued by the occupant or the premises are barricaded, padlocked 
or otherwise closed to all entry; or when the holder of city permits or licenses advises city agencies that a use has 
terminated or ceased.  

Texture. "Texture" means variations in the exterior façade described in terms of the roughness of the surface 
material and the patterns inherent in the material or the patterns in which the material is placed.  

Threshold concentration or threshold limit value. For definitions, see "odor threshold concentration" and 
"odor threshold limit value."  

Tideland. "Tideland(s)" means that area designated by the state legislature to be the jurisdiction of the San 
Diego Unified Port District.  

Tobacco specialty business. "Tobacco specialty business" means any business, the primary use of which is the 
use and/or sale of tobacco products or paraphernalia. A business shall be determined a tobacco specialty business 
when more than forty percent of its floor area is devoted to the use, display, and/or sales of tobacco products 
and/or paraphernalia.  

Townhouses or townhomes. "Townhouses" means attached buildings, each containing a single dwelling unit 
and each located or capable of being located on a separate lot.  

Trailer. For definitions relating to trailers, see "recreational vehicles."  

Trailer, utility. "Utility trailer" means a vehicle designed to be drawn by a motor vehicle for the purpose of 
transporting cargo, but not including any recreational vehicle or mobile home. The vehicle shall not exceed two 
thousand pounds in weight. Compare "mobile home" and "recreational vehicles."  

Traffic visibility triangle. "Traffic visibility triangle" is a triangular area that defines a zone necessary for the 
clear view by the driver of a motor vehicle or a bicyclist of oncoming cross-street motor vehicle, bicycle or 
pedestrian traffic or of a traffic control device, and includes street intersection visibility triangles, alley intersection 
visibility triangles, and public access driveway visibility triangles for all land uses. A visibility triangle is the area 
encompassed by the triangle formed by projecting lines of a specified distance from the point of intersection of the 
front and side street edges of pavement and a straight line connecting the termini of said projected lines. Within 
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the area comprising the triangle, no tree, fence, shrub, or other physical obstruction higher than three feet above 
the official grade lot line grade shall be permitted.  

Transit Priority Area. “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. 

Transient. "Transient" means any person who exercises temporary occupancy by reason of concession, 
permit, right of access or license under the provision of Civil Code Section 1940(b).  

Transitional housing. "Transitional housing" is defined in Section 50675.2 of the Health and Safety Code as 
rental housing for stays of at least six months but where the units are re-circulated to another program recipient 
after a set period. Transitional housing may be designated for a homeless individual or family transitioning to 
permanent housing. This housing can take several forms, including group housing or multifamily units, and may 
include supportive services to allow individuals to gain necessary life skills in support of independent living.  

Trash enclosure. A "trash enclosure" is a wall surrounding a trash bin or bins and accessible by a gate of 
sufficient width to allow the bin to be removed and which is constructed in a manner and of materials that blend 
architecturally and aesthetically with the main structure. A trash enclosure shall not be considered in the 
calculations for lot coverage. See also Title 7.  

Travel trailer. For this definition, see "recreational vehicles."  

Trucking and transportation terminal. A "trucking and transportation terminal" is an establishment which 
provides the movement of goods/products from one location to another, where trucks/tractors are dispatched 
from a central location to haul goods/products from one location to another or to many other locations. A 
transportation facility may also include parking, refueling, and accessory uses including but not limited to an office, 
convenience goods and services, maintenance, and repair of vehicles.  

Unit, Single Room Occupancy (SRO). “Single Room Occupancy (SRO)” means “a rooming unit or efficiency 
living unit located in a building containing six or more such dwellings that are offered for occupancy by residential 
tenants for at least thirty consecutive days. Kitchen and bathroom facilities may be wholly or partially included in 
each living space or may be fully shared. 

Urban agriculture. "Urban agriculture" is the cultivation, processing, and distribution of edible vegetables, 
flowers, herbs, fruits, and other plants.  

Use. "Use" means the purpose for which land or structures are arranged, designed or intended, or for which 
either land or structures are, or may be, occupied or maintained. "Use" includes construction, establishment, 
maintenance, alteration, moving onto, enlargement, operation or occupancy.  

Use, accessory. For this definition, see accessory use."  

Use, conditional. For this definition, see "conditional use." For provisions regarding conditional use permits, 
see Chapter 18.12.  

Use, principal. "Principal use" means the main or primary purpose for which a structure or lot is designed, 
arranged or intended, or for which either may be used, occupied or maintained under this title.  

Use, temporary. "Temporary use" means a use of land or structures not intended to be of permanent 
duration and regulated by Chapter 15.60.  

Utility building. "Utility building" means a separate building on the same lot with the main building or a 
portion of an accessory building designed or intended for use as a washhouse, laundry room, or any similar 
purpose. Plumbing facilities are permitted but the building shall not be designed nor equipped for cooking or 
preparation of food.  
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Utility facilities, major. "Utility facilities, major" means generating plants, electrical switching facilities and 
primary substations, refuse collection or disposal facilities, water and wastewater treatment plants and similar 
facilities.  

Utility facilities, minor. "Utility facilities, minor" means facilities which are necessary to support principal 
development and involve only minor structures such as lines and poles which are necessary to support principal 
development.  

Utility trailer. For this definition, see "trailer, utility."  

Variance. For a definition of "variance" and provisions regarding variances, see Chapter 18.12.120, variances.  

Vehicle. "Vehicle" means a device or craft that is designed or used to transport people or cargo. Vehicles 
include automobiles, trucks, boats and other watercraft, campers, motor homes and other recreational vehicles, 
trailers, and motorcycles. A semi-trailer truck and farm equipment shall not be included in the definition of a 
vehicle for the purpose of this Land Use Code.  

Vehicle, accessory. "Accessory vehicle" means any motor vehicle used in connection with the operation of 
any structure or use.  

Vehicle, commercial. "Commercial vehicle" means a vehicle which when operated upon a highway is 
required to be registered as a commercial vehicle by the California Vehicle Code, and which is used or maintained 
for the transportation of persons for hire, compensation, or profit, or designed, used or maintained primarily for 
the transportation of property.  

Vehicle, recreational. For definitions relating to recreational vehicles, see "recreational vehicles."  

Vehicle queuing. "Vehicle queuing" is the length of a drive aisle necessary to allow for the movement of 
vehicles within a parking lot to a drive-up window service or other drive-through services without impeding the 
flow of traffic on-site and off-site.  

Vehicle storage yard, commercial. "Commercial vehicle storage yard" means the storage, for compensation 
or consideration, of more than one motor vehicle, recreational vehicle, or unoccupied mobile home on a parcel of 
land for a period of time exceeding seventy-two hours. A commercial vehicle storage yard shall comply with the 
provisions of Section 18.40.040 (Automobile Impound and Storage Yards) and Section 18.40.070 (Outdoor 
Storage). Premises used for the sale, lease, or rental of motor vehicles, recreational vehicles, or mobile homes shall 
not be governed by this section.  

Vehicular access rights. "Vehicular access rights" means the right or easement for access of owners or 
occupants of abutting lands to a public way other than as pedestrians.  

Vending machine. A "vending machine" is a device which dispenses a product or service, either for sale or for 
free, and which is activated entirely by the receiver of the product or service, including ice machines; food and 
beverage vending machines; purified, distilled or spring water vending machines; movie vending machines; and, 
newspaper racks or similar. Vending machines do not include motor fuel pumps.  

Veterinary clinic. "Veterinary clinic" means a treatment center serving only those kinds of small, 
domesticated animals or household pets commonly maintained in residence with man.  

Veterinary hospital. "Veterinary hospital" means an establishment where more than six domestic animals are 
kept for observation, diagnosis, and medical care.  

Walk. "Walk" means any right-of-way for pedestrians, including sidewalks and inner-block walks.  

Walkway. "Walkway" means any path or way, which is some manner, is specifically designated exclusively for 
pedestrian travel.  

Warehouse. A "warehouse" is a building used for storage of goods or materials other than stock in trade of 
businesses on the premises or for goods stored in conjunction with permitted distribution type businesses 
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operated on the premises or goods or materials manufactured on the premises. Warehouse includes the storage 
of impounded goods and materials, dead storage, and storage of in-transit commodities. It does not include mini-
warehouses or self storageself-storage facilities.  

Waterfront related industry. "Waterfront related industry" includes waterfront uses and activities including 
small boat marinas; ship berthing; supportive commercial and recreational businesses; boat and other water 
vehicle sales, leasing, rentals, and service/repair; freight handling; any use operated and maintained by the San 
Diego Unified Port District as part of the marine terminal; and any other use determined by the city to have the 
same general character as those uses listed here.  

Water supply. "Water supply" means such water system supply and distribution facilities as are necessary to 
provide a reliable and adequate water supply for private use and public fire protection services.  

Wholesale store or sales. "Wholesale store" or "wholesale sales" means a business establishment engaged in 
selling to retailers or jobbers, rather than consumers.  

Wind energy system. "Wind energy system" means equipment that converts and then stores or transfers 
energy from the wind into usable forms of energy and includes any base, blade, foundation, generator, nacelle, 
rotor, tower, transformer, turbine, vane, wire, or other component used in the system.  

Winery. "Winery" means an establishment that is licensed by the California Department of Alcoholic 
Beverage Control ("ABC") under a Type 2 license to manufacture and sell alcoholic beverages on the premises for 
on-site or off-site consumption. Minors are allowed on the premises (per ABC license regulations).  

Winery tasting room. "Winery tasting room" means an establishment which is licensed by the California 
Department of Alcoholic Beverage Control (ABC) under a Type 2 duplicate license to sell wine products that the 
licensee produces for on-site and off-site consumption, including sales of sealed wine bottles for off-site 
consumption. Only wine produced by the master licensee may be sold and/or consumed at the location. Minors 
are allowed on the premises (per ABC Type 2 license regulations).  

Yard. "Yard" means an open space, other than a court, on a lot or parcel of land, unoccupied and 
unobstructed from the ground upward, except as otherwise provided in this title.  

Yard, front. "Front yard" means an open space extending the full width of the lot measured between the 
building closest to the front lot line, which open space is between a building and the front lot line, unoccupied and 
unobstructed from the ground upward except as specified elsewhere in this title.  

Yard, front, least depth:  

1. "Front yard least depth" means the shortest distance, measured horizontally between any part of a 
building other than parts herein excepted, and the front lot line.  

2. Such depth shall be measured from the front lot line; provided, however, that if the proposed location 
of the right-of-way line of such street as adopted by the city differs from that of the existing street, 
then the required front yard least depth shall be measured from the right-of-way line of such street as 
adopted; or said building shall comply with the official setback lines as adopted by the city.  

Yard, rear. "Rear yard" means an open space between a building and the rear lot line, unoccupied and 
unobstructed from the ground upward and extending across the full width of the lot, except as specified elsewhere 
in this title.  

Yard, rear, least depth. "Rear yard least depth" means the shortest distance, measured horizontally, between 
any part of a principal building other than parts hereinafter excepted, and the rear lot line.  

Yard, side. "Side yard" means an open space extending from the front yard to the rear yard between a 
building and the nearest side lot line, unoccupied and unobstructed from the ground upward, except as specified 
elsewhere in this title. A side yard on the street side of a corner lot shall be known as an exterior side yard.  
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Yard, side, least width:  

1. "Side yard least width" means the shortest distance, measured horizontally, between any part of a 
building other than parts herein excepted, and the nearest side lot line.  

2. Such width shall be measured from the nearest side lot line and, in case the nearest side lot line is a 
side street lot line, from the right-of-way line of the existing street; provided, however, that if the 
proposed location of the right-of-way line of such street as adopted by the city differs from that of the 
existing street, then the required side yard least width shall be measured from the right-of-way of such 
street as adopted; or said building shall comply with any applicable official setback lines.  

Zone. "Zone" means a portion of the territory of the city within which certain uniform regulations and 
requirements or various combinations apply under the provisions of this title.  

Zoning map. "Zoning map" means the designated official map or maps which show the location and 
boundaries of the districts established by this title and which are referred to as the "zoning map" and incorporated 
as a part of this title. The zoning map, together with everything shown thereon and all amendments thereto, are as 
much a part of this title as if fully set forth and described in context.  

(Ord. No. 2012-2372, Exh. B-1, 2-7-2012; Ord. No. 2012-2377, § 3, 10-30-2012; Ord. No. 2017-2440, § 3, 10-17-
2017; Ord. No. 2017-2444, § 5, 12-19-2017; Ord. No. 2018-2448, § 4, 7-17-2018; Ord. No. 2018-2451, § 4, 11-20-
2018; Ord. No. 2019-2455, § 8, 1-22-2019) 
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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.

Page 1638 of 1838



HOUSE NATIONAL CITY OPT-IN DENSITY BONUS PROGRAM

2

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 
Tier 1 (2.5 FAR) 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 5 stories and 65 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 includes Tier 1 (4.0 FAR) and Tier 2 (4.0 FAR). Tier 1 (4.0 FAR) will be 
focused in the areas around 18th Street, Highland Avenue, Plaza Boulevard, 
24th Street, Sweetwater Road, Plaza Bonita, and the Hospital Area, where 
existing densities allow up to 48 du/ac. Tier 2 (4.0 FAR) is focused in the 
areas around 8th Street, Highland Avenue,  and Mile of Cars Way, where 
existing densities allow up to 48 du/ac and 75 du/ac based on the zone. 
The maximum FAR under the zoning code range from 1.0 FAR for single-
use and 3.5 FAR for mixed-use. 

For these tiers, the following zones will be included:

 ¸ MXC-15 zone which has a maximum height limit of 5 stories and 65 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). 
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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 80% 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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2 City of National City Bicycle Master Plan

Goals and Policies
The goals of the Plan are:

 » A city where bicycling is a viable and comfortable travel choice for 
users of all abilities and backgrounds,

 » A safe and comprehensive locally, regionally, and multi-modally 
connected bikeway network,

 » Environmental quality, public health, recreation, and mobility ben-
efits through increased bicycling.

These goals are supported by the National City General Plan policies 
that will help bicycling become a more viable transportation mode 
for localized trips, connection to transit, commuting, and recreation. 
This document is a focused Bicycle Master Plan update that aligns with 
changes identified in the National City Focused General Plan Update, 
Downtown Specific Plan, and Westside Specific Plan, as well as the 
24th Street Transit Oriented Development Overlay (TODO) Study and 
the INTRAConnect study.

Relationship to Existing Plans
This Bicycle Master Plan includes a summary of legislation and other 
Planning or policy documents from the State of California, San Diego 
Association of Governments (SANDAG), and the City of National City 
that are most pertinent to bicycling in National City. This includes a 
brief synopsis of important state legislation such as California Govern-
ment Code §65302 and California Senate Bill (SB) 375 as well as bicycle 
plans from neighboring jurisdictions. As an update to align with the 
National City Focused General Plan Update, this document carries for-
ward information from the 2011 adopted Bicycle Master Plan where 
no significant changes are being made. The Bicycle Master Plan Update 
will support National City’s implementation of SB 743 and its Climate 
Action Plan (CAP) by reducing reliance on vehicles and positioning bicy-
cling as a viable, safe, and enjoyable form of intra-city transportation.

Public Engagement
Public engagement for the Bicycle Master Plan Update was conducted 
in conjunction with engagement for the Focused General Plan Update 
so as to align common efforts, capture a more robust understanding 
of community priorities and desires, and minimize engagement fa-
tigue by ensuring all engagement is strategic, efficient, and unique. A 
total of six virtual webinars were held in August and September 2020 
as well as March 2021 to collect feedback from National City residents 
on bicycling opportunities and constraints. Participants reviewed pre-
sentations and information pertaining to bicycle facilities, programs 
and related amenities, and provided feedback to help identify oppor-
tunities and constraints for consideration in updating the Bicycle Mas-
ter Plan. A survey was conducted prior to the webinars in August and 
September 2020 to gather additional information. Suggestions and 
recommendations were considered throughout the overall develop-
ment stages.

Existing Conditions
Understanding existing bicycling conditions is critical to identifying ap-
propriate recommendations. The Bicycle Master Plan contains a thor-
ough review of existing land uses, topography, the roadway network, 
multimodal connections, programs, and policies that affect bicycling 
in National City.

The Bicycle Master Plan includes an assessment of current bicycling 
demand and barriers in National City and estimates future demand 
and benefits that could be realized through implementation of this 
Plan. Assessing needs and potential benefits is instrumental to plan-
ning a system that will serve the needs of all user groups.

The needs analysis relies on spatial modeling techniques, points of 
origin and attractions, public input, bicycle collision data, and bicycle 
commuting statistics to gauge current demand and to establish a base-
line against which progress can be measured. The analysis will assist in 
quantifying future demand and benefits to allow the city to prioritize 
projects, compete for grant funding, and justify expenditures. 
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Bicycle Facility Recommendations
The National City Bicycle Master Plan recommends various improve-
ments based on public input, best practices, and analysis of existing 
conditions and future opportunities. The recommended improve-
ments include bikeway network facilities, treatments at intersections 
and other spot locations, and bicycle support facilities. National City’s 
temperate climate and gentle topography make it a great place to bi-
cycle. The improved facilities outlined in this plan will help make bi-
cycling an effective transportation option throughout National City. 
Table 1-1 summarizes the current and recommended network.

Facility Current 
Mileage

Recommended 
Currently Funded 

Mileage

Recommended 
Unfunded 
Mileage

Class I (Bicycle Paths) 3.6 2.4 0.0

Class II (Bicycle Lanes) 12.7 0.5 3.5

Class III (Bicycle Routes) 4.7 3.1 7.5

Class III (Bicycle 
Boulevards)

0.0 0.0 3.4

Class IV (Cycle Tracks) 0.4 2.2 3.4

Total 21.5 8.2 17.8

TABLE 1-1: Current and Recommended Network with Classifications
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Funding
There are a variety of federal, state, and regional funding sources 
available for bicycle projects and programs. Information is provided to 
assist city staff in identifying appropriate sources of funding for the 
projects recommended in this Bicycle Master Plan. By maintaining a 
Bicycle Master Plan, the city is eligible for a variety of funding opportu-
nities such as the Bicycle Transportation Account, which is one of many 
competitive grant programs. 

Design Guidelines
As the City of National City works to encourage bicycling, enhance 
safety and accessibility, and expand its bikeway network, it faces the 
challenge of implementing improvements within a dense, urban en-
vironment. When National City retrofits existing streets, there is an 
opportunity to incorporate bicycle facilities along with other improve-
ments. The design guidelines discussed in this Plan provide the city a 
range of design options based on a comprehensive review of federal, 
state, and regional best management practices. 

Bicycle Program Recommendations
The Bicycle Master Plan recommends several education, encourage-
ment, monitoring, enforcement, and evaluation efforts, as well as pro-
grams the city currently provides and should continue. Recommended 
education programs include developing a bicycle map and website, 
safety awareness & media campaigns, youth safety training, and adult 
skills education. Encouragement programs include National Bike-to-
Work Day/Week/Month, car-free events, bicycle commute incentives, 
and coordination with large employers such as Naval Base San Diego. 
Evaluation and monitoring programs include convening a Bicycle Advi-
sory Committee, collecting bicycle and pedestrian counts, and prepar-
ing annual progress reports. 

These programs were originally developed in National City’s 2011 Bi-
cycle Master Plan; as their implementation is still critical for the city to-
day, they have been reviewed for inclusion in the 2023 Bicycle Master 
Plan Update.
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2.1 Purpose of the Plan
This Bicycle Master Plan provides a vision, strategies, and actions for 
improving the bicycling experience in National City. This document is a 
focused Bicycle Master Plan update that aligns with changes identified 
in the National City Focused General Plan Update, Downtown Specific 
Plan, and Westside Specific Plan, as well as the TODO Study and the 
INTRAConnect study. As such, this document carries forward informa-
tion from the 2011 adopted Bicycle Master Plan where no significant 
changes are being made.

The Bicycle Master Plan describes a variety of recommendations to 
improve public awareness and support for bicycling, increase the num-
ber of frequent bicycle users and the frequency of bicycle trips, and 
improve bicyclist safety conditions. The Plan provides guidance for 
expanding and improving National City’s existing bikeway network, 
connecting network gaps, and fostering greater regional and local 
connectivity. Additionally, the Plan presents recommended bikeway 
and support facility design guidelines. In order to attain higher bicycle 
ridership and improved bicycle conditions, the Plan provides recom-
mendations for education, encouragement, enforcement, and evalu-
ation programs.

2.2 Setting
National City lies in San Diego County’s southwestern corner. It is bor-
dered by the City of San Diego on the north and northeast, the San 
Diego County community of Bonita on the southeast, Chula Vista on 
the south, and the San Diego bay on the west. Figure 2-1 shows where 
National City lies in the greater San Diego region. The city boundary 
encompasses Lincoln Acres, an unincorporated area of San Diego 
County, in the southeast. In total, National City spans approximately 
7.4 square miles of land and 1.9 square miles of water. National City 
is the second oldest city in San Diego County, preceded by the City of 
San Diego as the oldest. It is the tenth most populous city in San Diego 
County, with an estimated population of 62,307 according to The San 
Diego Association of Governments’ (SANDAG) 2019 Demographic and 
Socioeconomic Estimates report. The city is predominantly Hispanic, 
with 58% of residents identifying as Hispanic or Latino, and is relatively 
young, with a median age of 29.7 years old. The topography is relative-
ly level throughout most of the city, with some undulating hills east 
of Interstate 805. National City’s gridded street network throughout 
most of the city, as well as its general topographic uniformity, provide 
excellent opportunities to enhance and further develop a well-con-
nected and robust bicycle network.
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FIGURE 2-1: Regional Map
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2.3 Why Bicycling?
Bicycles are low-cost and effective transportation modes. They are 
healthy, fun, non-polluting, energy efficient, and quiet. Bicycling is not 
simply a recreation activity. Recently, bicycling as a means of transpor-
tation has continued to gain traction and become more popular. Many 
communities are now actively working to create more balanced, safe, 
dynamic, and active transportation systems by improving conditions 
for bicyclists on roadway networks and integrating bicycling into local 
transportation systems. Studies have shown that better and safer bi-
cycle facilities encourage people to cycle more frequently.1 2 Bicycling 
as a means of transportation is also particularly beneficial for low-in-
come communities with higher proportions of residents who do not 
own cars. Active transportation modes, especially bicycles, provide 
financially accessible alternatives to owning a private vehicle, allow 
for longer-range trips than walking, and provide more flexibility than 
fixed-route and fixed-schedule public transportation.

Bicycling has numerous benefits, including enhanced quality of life, im-
proved air quality, reduced greenhouse gas emissions, and better pub-
lic health. Replacing automobile trips with bicycling can help reduce 
vehicle miles traveled (VMT) and traffic congestion, thereby reducing 
pollutants and greenhouse gas emissions associated with automo-
biles. Bicycling has both physical and mental health benefits. Physi-
cal inactivity is a significant contributor to the nation’s most common 
chronic diseases. Active transportation modes like bicycling provide 
opportunities for exercise and can reduce the risk of common chron-
ic diseases such as cardiovascular disease and cancer.3  Designing and 
retrofitting communities to be bicycle-friendly is one of several effec-

1 National Association of City Transportation Officials, “Equitable Bike Share Means 
Building Better Places for People to Ride,” July 2016.
2 PeopleForBikes, “Activating Support for Building Bike Infrastructure,” 2018.
3 Celis-Morales et al, British Medical Journal. “Association Between Active Commut-
ing and Incident Cardiovascular Disease, Cancer, and Mortality: Prospective Cohort 
Study,” March 2017.

tive ways to promote and encourage active lifestyles. Physical activity 
is now known to generally improve mental health, and active lifestyles 
are understood to be an important element of mental health routines. 
Research shows an association between regular exercise, particularly 
bicycling, and improved mental health.4 Furthermore, bicycle facilities 
are generally less expensive to implement than other transportation 
improvements and positively contribute to a strong sense of place and 
economic development.5 Cost savings of bicycles are passed down to 
the user as well: those who regularly commute by bicycle save money 
by spending less on gasoline for automobiles.

National City is in a unique position to capitalize on its bicycle-friend-
ly features of relatively level terrain, temperate climate, and gridded 
street network to significantly increase the number of residents and 
visitors who bicycle. In order to reach National City’s full bicycling po-
tential, the bikeway network should be further expanded, end-of-trip 
facilities should be improved, and safety should be enhanced through 
education and enforcement programs.

2.4 Relationship to Existing Plans and 
Policies
This Plan is written to be consistent with other relevant plans and pol-
icies including National City’s Focused General Plan Update, Westside 
Specific Plan Update, Downtown Specific Plan Update, state policies 
and legislation, and other local and regional bicycle plans.

4 Chekroud et al, The Lancet. “Association Between Physical Exercise and Mental 
Health in 1.2 Million Individuals in the USA Between 2011 and 2015: A Cross-Section-
al Study,” August 2018.
5 PeopleForBikes, “Economic Impacts of Bicycle and Pedestrian Street Improve-
ments,” 2020. 
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2.5 Plan Goals
The goals in the Bicycle Master Plan were developed in coordination 
with the National City Focused General Plan Update, the Westside Spe-
cific Plan Update, and the Downtown Specific Plan Update. The Bicycle 
Master Plan’s goals help structure it and strengthen additional policies 
that provide specific guidance for achieving an ideal bicycling environ-
ment in National City.  These goals are:

 » A city where bicycling is a viable and comfortable travel choice for 
users of all abilities and backgrounds,

 » A safe and comprehensive locally, regionally, and multi-modally 
connected bikeway network,

 » Environmental quality, public health, recreation, and mobility ben-
efits through increased bicycling.

These goals are supported by General Plan goals and policies (detailed 
below), that will help bicycling become a more widely used transporta-
tion mode in National City. The Plan leverages these goals and policies 
to provide an implementation framework for substantial and tangible 
improvements for bicyclists in National City.

2.5.1 National City Plans

National City General Plan

National City updated its General Plan concurrently with this Bicycle 
Master Plan Update. Development of this Bicycle Master Plan was thus 
done in coordination with the Focused General Plan Update. This Up-
date included several goals and policies that impact bicycling. Imple-
menting the National City Bicycle Master Plan will help the city achieve 
many of the goals included in the Focused General Plan Update’s 
Transportation Element.

Transportation Element:

 » Goal T-2: A safe, comprehensive and integrated bikeway system.

 » Policy T-2.1: Create a safe and comfortable network of bicycling 
facilities to access transit, schools, parks, recreation centers, shop-
ping districts, and other key destinations.

 » Policy T-2.2: Require new development and redevelopment to pro-
vide safe, secure end of trip bicycle facilities, where appropriate.

 » Policy T-2.3: Require new development and redevelopment to pro-
vide safe and comfortable bicycle routing to community connec-
tions such as transit, schools, parks, recreation centers, shopping 
districts, and other key destinations, where appropriate.

 » Policy T-2.4: Encourage existing businesses and new development 
or redevelopment projects to promote bicycling and provide per-
sonal lockers and shower rooms.

 » Policy T-2.5: Encourage bicycling through education and promo-
tion programs in conjunction with local school districts.

 » Policy T-2.6: Encourage and facilitate cycling through wayfinding 
and signage for facilities connecting to transit, schools, parks, rec-
reation centers, shopping districts, and other key destinations.

 » Policy T-2.7: Promote the safety of cyclists at intersections and 
mid-block crossings that are in the bicycle network.

 » Policy T-3.3: Provide multi-modal access facilities for access to 
transit stops, including end of trip facilities for bicyclists and pe-
destrians, including children and youth, seniors, and persons with 
disabilities.

 » Policy T-4.2: Require new development to provide and enhance 
connectivity to new and existing transportation facilities via the 
provision of key roadway connections, sidewalks, and bicycle fa-
cilities.
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 » Policy T-4.3: Require new development and redevelopment to 
provide good internal circulation facilities that meet the needs of 
walkers, bicyclists, children, seniors, and persons with disabilities.

 » Policy T-4.7: Encourage public health by increasing access to nutri-
tious food using the circulation system, including roadways, transit 
routes, bike lanes, and pedestrian paths with grocery destinations, 
farmers markets, and social service providers.

 » Policy T-5.2: Enhance connectivity by eliminating gaps and barriers 
in roadway, transit, bikeway, and pedestrian networks.

 » Policy T-5.6: Enhance the quality of life in the City’s neighborhoods 
and minimize impacts on schools, hospitals, convalescent homes 
and other sensitive facilities through the implementation of traffic 
calming measures in these areas to reduce vehicle speeds and dis-
courage cut-through traffic.

 » Policy T-5.15: Consider a Complete Streets approach in the design of 
all street improvements projects that balance the needs of cyclists, pe-
destrians, transit and drivers in support of access to community-serv-
ing destinations such as schools, housing, jobs, parks and shops.

 » Goal T-10: Increased use of alternative modes of travel to reduce 
peak hour vehicular trips, save energy and improve air quality.

 » Policy T-10.2: Encourage employers to offer shared commute pro-
grams and/or incentives for employees to use transit, bicycles or 
other shared and non-motorized mobility options.

 » Policy T-10.3: Require new developments to provide adequate bi-
cycle parking and support facilities.

 » Policy T-10.5: Encourage the use of alternative transportation 
modes.

 » Policy T-10.8: Create a safe and comfortable network of micromo-
bility (bicycles, scooters, etc.) facilities to transit, schools, parks, 
recreation centers, shopping districts, and other key destinations.

 » Policy T-10.9: Encourage and facilitate micromobility through way-
finding and signage.

 » Goal T-11: Increase access to multi-modal, non-single occupancy 
vehicle mobility options for all residents and visitors.

National City Westside Specific Plan

National City updated its Westside Specific Plan concurrently with this 
Bicycle Master Plan Update. Development of this Bicycle Master Plan 
was thus done in coordination with the Westside Specific Plan Update. 
This Update will include several goals and policies that impact bicy-
cling. Implementing the National City Bicycle Master Plan will help the 
city achieve many of the goals included in the Westside Specific Plan.

 » Goal 5.1: Make walking and bicycling safe and enjoyable by reduc-
ing sidewalk hazards, installing bicycle lanes, lighting, and land-
scaping along pedestrian paths and bicycling routes to the down-
town, transit station, school, parks, and community facilities.

 » Goal 5.2: Improve traffic safety by integrating traffic calming meth-
ods that will reduce traffic speeds.

 » Goal 5.5: Improve conditions for children and other community 
members walking and bicycling to Kimball School, Paradise Creek 
Educational Park, and the Civic Center Drive mixed-use center.

 » Strategy 5.1: Implement traffic calming methods to slow driving 
speeds and improve pedestrian friendliness and safety. Measures 
may include pedestrian- scaled lighting, curb bulb-outs, angled 
parking, landscaping, and street furniture.

 » Strategy 5.6: Install bike lanes and bike routes with appropriate bikeway 
signage, including “Share the Road” signs consistent with the plan.

 » Strategy 5.13: Pursue grant funds for installation of sidewalks re-
pair, accessibility, traffic calming measures, decorative street light-
ing, and landscaping.
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 » Strategy 5.15: Install traffic calming measures to improve pedestri-
an friendliness, safety and provide visual interest to slow motorist 
traffic with pedestrian-scaled lighting, curb bulb-outs at unsignal-
ized crosswalks, and roundabouts.

National City Downtown Specific Plan

National City updated its Downtown Specific Plan concurrently with this 
Bicycle Master Plan Update. Development of this Bicycle Master Plan 
was thus done in coordination with the Downtown Specific Plan Up-
date. This Update will include several goals and policies that impact bi-
cycling. Implementing the National City Bicycle Master Plan will help the 
city achieve many of the goals included in the Downtown Specific Plan.

While the Downtown Specific Plan does not have a formal list of goals 
or policies, it does have relevant guidelines:

 » 7.6.7.1 Off-street Parking and Access:

 – Q. Provide pedestrian and cyclist access to and from parking ar-
eas that is clearly visible, well-lit, convenient, and easily accessi-
ble from the public realm street.

 » 7.7.2.1 Main Streets Guidelines:

 – B. Accommodate bicycle use with in-street markings for Class II 
bike lanes, Class III bicycle routes, bike boxes, and by providing 
bike parking.

 » 7.7.2.3 Multi-Modal Streets Guidelines:

 – A. Prioritize alternative travel methods including transit, cy-
cling, NEV shuttles, and walking over the standard automobile 
through appropriate facility design and routing.

 – B. Delineate bicycle and NEV routes with separate lane systems, 
curbs, or road markings where possible.

 – E. Create easy, clear, and direct pedestrian and cyclist access to 
the downtown core using appropriate signage, and special pav-
ing materials and site furnishings along the route.

 » 7.7.3.1 On-Street parking:

 – E. Explore opportunities to incorporate reverse angle (i.e., back 
in) diagonal parking to improve safety for bicyclists, calm traffic, 
and reduce conflicts with on-coming traffic. This is particularly 
appropriate in locations with generous street widths (50 feet 
or greater), where a narrower travel lane can accompany this 
configuration.

 – F. Avoid conflicts between front-in angled parking and marked 
bicycle lanes by providing a six-foot buffer. Bicycle lanes may be 
adjacent to the parking area when back-in angled parking is used.

 – N. Place bike corrals in the parking lane in retail areas where pe-
destrian activity is heavy and sidewalk space limited to include 
bicycle parking.

 – O. Use bollards to define bike corrals to protect bicycles and cy-
clists.

 » 7.7.4.1 Reducing Impermeable Surfacing:

 – D. Street widths should be decreased where traffic flows allow 
to decrease impermeable surfacing and provide opportunities 
for planted areas, bike lanes, and other amenities. Pedestri-
an extensions, corner planters, bulb-outs, and other pedestri-
an-friendly features can also be used to reclaim excessively wide 
streets at crossing points and intersections.

 » 7.7.5.1 Bicycle Facilities Guidelines:

 – A. Provide low-stress, comfortable bicycle facilities to increase 
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transportation options for National City residents. National 
City’s Bicycle Master Plan has identified a network of streets 
within National City that should incorporate different bicycle 
facilities in the future.

 – B. Facilities to be considered include: designated bicycle lanes, 
sharrows, cycle tracks, and bicycle boulevards. In locations 
where high-speed and high-volume vehicle traffic make cycling 
dangerous, traffic calming elements should be implemented. 
See Chapter 4 Circulation for more information and guidelines 
relating to the recommended bicycle network and facilities for 
the Planning Area. See Section 7.7.7 Street Amenities for guide-
lines concerning type, placement, and spacing of bike amenities.

 – C. Roads with heavy traffic or difficult conditions for cyclists 
should still be improved. However, if this is unfeasible, parallel 
streets with lower stress factors should be considered.

 – D. Consider the need for bike parking facilities in all new proj-
ects and developments.

 » 7.7.6.1 Pedestrian Walkways:

 – L. Minimize points of conflict between pedestrians, cyclists, 
and motorists such as intersections, parking lot entry/exits, and 
driveways where possible.

 – M. Maintain clear sight triangles and sight distances appropriate 
to the design speed of the relevant streets where pedestrian, bi-
cycle, and vehicular routes intersect. Avoid obscuring sightlines 
through proper placement and design of building projections, 
signs, landscaping, and other elements. Clearly confer the right-
of-way to the pedestrian through grade separation, articulated 
pavement, signage, or other means.

 » 7.7.7.6 Bicycle Parking:

 – A. Placement of bicycle racks should encourage the convenience 
and use of biking and transit routes.

 – B. Bicycle racks should be placed so the full length of parked 
bikes remains clear of pedestrian and motorist pathways as well 
as seating and other use areas.

 – C. All bicycle racks should be clearly visible to cyclists from the 
street and from adjoining buildings and use-areas.

 – D. A minimum of 2 bike racks with parking capacity for a min-
imum of 4 bikes each should be located on both sides of the 
street on every block. Spacing and number of bike racks per 
block should be consistent throughout the city.

 – E. When new development occurs, a study should be performed 
to determine whether more than the minimum number of bike 
racks should be required.

 – F. Property owners should be encouraged to replace parking 
spaces with multiple bike parking spaces or bike corrals where 
appropriate.

 – G. Bike racks should be designed to provide a secure stand that 
will prevent the theft of bicycles and keep them from tipping 
over or becoming tangled with other bicycles.

2.5.2 Local and Regional Plans
National City’s bicycle network is closely linked to that of neighbor-
ing jursdictions  of Chula Vista, San Diego, and San Diego County. This 
Bicycle Master Plan was developed while considering the interplay 
between it and adjacent area active transportation and bicycle plans 
in order to ensure that National City has a regionally connected and 
integrated bicycle network.

San Diego Regional Bike Plan

SANDAG adopted the San Diego Regional Bike Plan in 2010 that focus-
es on setting a region-wide bicycle strategy with a 2050 horizon year. 
This Bicycle Master Plan supports SANDAG’s 2050 Regional Plan and 
aims to make bicycling a useful mode of transportation for everyday 
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travel in the San Diego region. Additional goals of the Plan are to help 
the region meet its greenhouse gas reduction goals and improve mo-
bility. The Plan details the Regional Bike Network with facility classifi-
cations and alternative alignments, as well as supporting policies and 
programs, bicycle facility design guidelines, and a best practices man-
ual. Potential funding options are also explored as part of the Plan’s 
implementation strategy.

City of Chula Vista Active Transportation Plan

The City of Chula Vista updated its Active Transportation Plan in 2020 
which includes enhancements to existing bicycle facilities as well as 
propositions for new facilities. Specifically, that Plan focuses on in-
creasing the safety, comfort, and connectivity of the bicycle network. 
Schools, retail districts, employment centers, and recreational areas 
are considered key land uses between which the bicycle network will 
facilitate connections. Proposed bicycle projects are ranked according 
to implementation priority based on demand and safety. Education, 
engineering, encouragement, enforcement, and evaluation programs 
to support active transportation infrastructure are also recommend-
ed. Chula Vista’s Active Transportation Plan includes several proposed 
facilities that would connect to proposed facilities in National City on 
both 2nd Avenue and National City Boulevard. Several existing facil-
ities that connect to existing and recommended facilities in National 
City are also identified in the Chula Vista Active Transportation Plan.

City Of San Diego Bicycle Master Plan

The City of San Diego’s Bicycle Master Plan was updated in 2013 and 
was developed to be closely in line with relevant goals in the City’s 
2008 General Plan. This Bicycle Master Plan presents plans and recom-
mendations focused through 2030. Making bicycling a viable mode of 
transportation for short trips of less than five miles that serve as con-
nections to transit or as a recreation activity is the overarching vision 
of the Bicycle Master Plan. By proposing to significantly expand the 
existing network of on-street facilities as well as on-street paths, this 
Plan phases out freeway shoulder bicycle facilities.

2.5.3 State Policies And Legislation

California Government Code §65302 (Complete Streets) 
(2008)

California Assembly Bill (AB) 1358, often referred to as the Complete 
Streets Bill, was passed in 2008 and amended the California Govern-
ment Code §65302 to require that all major revisions of a city or coun-
ty’s Circulation Element include provisions for the accommodation of 
all roadway users, including pedestrians and bicyclists. Accommoda-
tions include sidewalks, bikeways, crosswalks, and curb extensions. 
The Government Code §65302 reads:

“(2) (A) Commencing January 1, 2011, upon any substantive revision 
of the circulation element, the legislative body shall modify the circu-
lation element to plan for a balanced, multimodal transportation net-
work that meets the needs of all users of streets, roads, and highways 
for safe and convenient travel in a manner that is suitable to the rural, 
suburban, or urban context of the general plan.

(B)For purposes of this paragraph, “users of streets, roads, and high-
ways” means bicyclists, children, persons with disabilities, motorists, 
movers of commercial goods, pedestrians, users of public transporta-
tion, and seniors.”

Deputy Directive 64 (2008; 2014)

The California Department of Transportation (Caltrans) adopted AB 
1358, Deputy Directive 64 (DD-64-R1), in 2008. This directive facili-
tates application of complete streets by requiring Caltrans to address 
the “safety and mobility needs of bicyclists, pedestrians, and transit 
users in all projects, regardless of funding.” It recognizes that “ bicy-
cle, pedestrian, and transit travel is facilitated by creating ‘complete 
streets’” in all stages of project planning and delivery. The directive 
was renewed in 2014 as DD-64-R2.
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California SB 375 – Sustainable Communities (2008)

Senate Bill (SB) 375 was enacted to compliment Assembly Bill (AB) 32: 
The Global Warming Solutions Act of 2006. SB 375 encourages local 
governments to reduce greenhouse gas emissions through improved 
planning. Under SB 375, the California Air Resources Board (CARB) was 
required to establish emissions reduction targets for 2020 and 2035 
for each region covered by one of the State’s 18 metropolitan plan-
ning organizations (MPOs). Each MPO was then required to prepare a 
“Sustainable Communities Strategy (SCS)” that demonstrated how the 
region would meet its greenhouse gas reduction target through inte-
grated land use, housing and transportation planning. One way to help 
meet these emissions targets is to substitute bicycle trips for automo-
bile trips, thereby increasing the bicycle mode share. The San Diego 
Association of Governments (SANDAG) adopted the San Diego MPO’s 
Sustainable Community Strategy in 2011. National City’s efforts to en-
courage bicycling and other alternative transportation modes contrib-
ute to San Diego’s progress in working towards achieving its emissions 
reduction targets.

In addition to these policies, the California Highway Design Manual 
contains bikeway design standards, and the California Manual on Uni-
form Traffic Control Devices (CAMUTCD) includes specifications for 
traffic control devices, signs, and pavement markings that California 
cities must adhere to. The design guidelines in Section 6 adhere to 
these standards.

Traffic Operations Policy Directive 09-06 (2009)

In 2009, Caltrans adopted the Traffic Operations Policy Directive 09-
06. This policy directive serves as an application of complete streets 
goals by establishing bicycle detection requirements at all approaches 
to signalized intersections. For example, this directive requires new or 
modified signal detectors to provide bicyclist detection. Furthermore, 
the directive states that new or modified bicycle path approaches to 
signalized intersections must provide bicycle detection or a bicyclist 
push button if detection is required.

California AB 1193 – Bikeways (2014)

Passed in 2014, AB 1193 amended the codified definition of bikeways 
to include cycle tracks as Class IV facilities. The bill also requires the 
Department of Transportation to establish minimum safety design cri-
teria for each bikeway class. These criteria were required to be created 
specifically with consideration of vulnerable populations’ safety and 
must have been published by January 1, 2016. Furthermore, this bill 
repealed the granting of exceptions for implementing bikeways that 
do not conform to minimum safety design criteria.

California SB 672 – Traffic-Actuated Signals: Motorcycles 
And Bicycles (2017)

Senate Bill 672 was passed in 2017 and granted an indefinite exten-
sion to the requirement to install traffic-actuated signals that detect 
bicyclists and motorcyclists on the roadway.

California AB 1218 – California Environmental Quality Act: 
Exemption: Bicycle Transportation Plans (2017)

AB 1218 (passed in 2017) extended the exemption of bicycle transpor-
tation plans for urbanized areas from California Environmental Quality 
Act (CEQA) requirements until January 1, 2021. Due to this bill, bicycle 
transportation plans in urbanized areas are not mandated to involve 
preparation of environmental impact reports, negative declarations, 
or mitigated negative declarations for plans involving street and high-
way restriping, bicycle parking and storage, signal timing, and bicycle, 
pedestrian, and vehicle signage.
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2.6 Public Engagement
In order to ensure the Bicycle Master Plan reflects and meets the needs 
of the National City community, public input was sought throughout the 
update process as part of the broader engagement conducted for the 
Focused General Plan Update. This effort included updating National 
City’s Transportation Element; engagement for the Bicycle Master Plan 
update was thus combined with that for the Transportation Element and 
bicycle network-specific feedback was solicited. Multiple rounds of en-
gagement were conducted using diverse methods. Due to the COVID-19 
pandemic, which occurred throughout the entirety of the Bicycle Mas-
ter Plan update and resulted in in-person activities being prohibited, all 
engagement efforts were shifted to virtual formats. These engagement 
efforts included an online survey, hosted in August and September 2020, 
and two rounds of webinars that incorporated opportunities for live au-
dience participation and office hours, hosted in August and September 
2020 as well as March 2021. During the first round of engagement, four 
webinars were held; during the second round, two were held. Over 300 
people participated in engagement efforts throughout the project

The engagement was designed to be accessible to all members of the 
community. National City has a significant population of Spanish speak-
ers; engagement materials and events were thus designed to support lan-
guage access. All webinars were translated live into Spanish and interpret-
ers were available to translate questions posed in Spanish into English so 
that English-speaking staff could answer. Furthermore, one “Spanish-on-
ly” webinar was held and conducted entirely in Spanish. The summaries 
of the webinars, as well as the questions and answers, were posted on 
the city’s website in both Spanish and English. The online survey and all 
engagement materials were produced in both Spanish and English. 

In order to further facilitate engagement from diverse members of 
the community and accommodate different schedules, the webinars 
were held on both weekdays and weekends, and were scheduled 
during the day and in the evening. Virtual office hours where commu-
nity members could call staff and members of the project team were 
held during different times of different days as well. These office 
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hours served both as an avenue for community members to engage 
more thoroughly with staff and as a way to address the digital divide 
and ensure those without access to the internet or a computer could 
still actively participate in the engagement process.

Focused efforts were made to encourage all members of the National 
City community to participate and to ensure everyone who lives in the 
city was represented in the engagement process. Postcards with infor-
mation about how to participate in the Focused General Plan Update, 
in both English and Spanish, were sent to every National City resident 
and business; these postcards were sent out in two rounds that coin-
cided with each round of webinars. Workshops were also advertised 
on the National City website, the project website, National City social 
media accounts, and the National City email distribution list.

During the webinars, bicycle network draft recommendations were 
presented and participants were asked to comment on draft bicycle 
network recommendations. Participants voiced support for bicycle 
improvements and noted strong opportunities for expanded bicycle 
parking and end of trip facilities at key activity generators such as gro-
cery stores. Bicycle education and incentive programs were also rec-
ommended. A sample map from this activity is shown in Figure 2-2. 

Recognizing that effective engagement involves a diligent and broad 
effort to engage the community, the project team conducted an inter-
active survey. This survey strayed away from the traditional multiple 
choice and ranking questions, and rather entailed engaging activities 
and simulations. The survey was open for just over one month and re-
ceived 200 responses, three of which were provided in Spanish. The 
Mobility Markers exercise on this survey, shown in Figure 2-3, displayed 
an interactive map centered on National City, along with six Marker 
icons that respondents could place on the map: Home, Destination, 
Bike Issue, Pedestrian Issue, Transit Issue, and Vehicle Issue. When a 
respondent placed a Mobility Marker, they were asked to choose from 
a list specifying follow up attributes of the marker and were given the 
opportunity to write a comment. Respondents were asked to place at 
least five Mobility Markers. In total, respondents placed 635 Mobili-

FIGURE 2-2: Bicycle Network Engagement Activity

FIGURE 2-3: Interactive Survey Mobility Markers
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ty Markers and provided 370 comments. For the Bike Issue Mobility 
Marker, 71% (22 responses) of indicated follow up answers were “A 
bike safety concern,” 23% (7 responses) were “Poor lighting,” and 6% 
(2 responses) were “A maintenance need.” In comments written for 
the Mobility Markers, respondents generally suggested adding more 
bicycle lanes along major roads.

2.6.1 Supporting Engagement
To support and supplement the direct Bicycle Master Plan engagement 
conducted as part of the Focused General Plan Update, engagement 
results from several recent planning documents and studies were also 
considered.

The INTRAConnect Plan examined ways to facilitate connections to 
healthy and vibrant communities in National City. Engagement was 
conducted for the INTRAConnect plan between September 2018 and 
September 2019. The engagement strategy for this plan included sur-
veys, walk audits, and 17 workshops held. Engagement opportunities 
were advertised on social media. Community comments identified ar-
eas of concern and corridors most in need of improvements, as well 
as gaps in the bicycle network. Bicycle improvements were suggested 
for corridors along East 18th Street, East Division Street, D Avenue, F 
Avenue, B Avenue, East 24th Street, Olive Avenue, and South Harbison 
Avenue.

The TODO Study examined a roughly 1-mile buffer around the 24th 
Street transit station and provided land use and mobility recommenda-
tions for the area. Engagement strategies included two online surveys, 
four workshops, 15 stakeholder meetings, community presentations, 
and public hearings. Surveys asked respondents about which areas of 
National City are uncomfortable for bicycling; respondents indicated 
that areas close to high-speed traffic and areas where bicyclists must 
be close to traffic were uncomfortable to ride in. During workshops, 
community members also voiced support for increasing awareness of 
key mobility challenges for bicyclists.

The Homefront to Waterfront Project examined how to support exist-
ing mobility services and incentivize the development and use of new 
mobility options. An online survey was conducted and a workshop was 
held to gather community input.

2.7 Active Transportation Program 
Guidelines
The National City Bicycle Master Plan will continue to provide oppor-
tunities for the city to seek funding via the California Transportation 
Commission (CTC) Active Transportation Program (ATP), a competi-
tive statewide program created to encourage increased use of active 
modes of transportation. 

Through the ATP, the CTC encourages projects that provide a trans-
formative benefit and significantly expand the active transportation 
opportunities to a community or a region. Project types eligible for 
ATP programming are listed below:

 » Infrastructure Projects: Capital improvements that will further 
the goals of the ATP. This category typically includes the environ-
mental, design, right-of-way (ROW), and construction phases of a 
capital (facilities) project.

 » Plans: The development of a community-wide bicycle, pedestrian, 
SRTS, or active transportation plan that encompasses or is pre-
dominately located in a disadvantaged community.

 » Non-infrastructure (NI) Projects: Education, encouragement, and 
enforcement activities that further the goals of the ATP. NI projects 
can be start-up programs or new and/or expanded components of 
existing programs. 

 » Infrastructure projects with non-infrastructure components: 
Capital improvement projects that include an education, encour-
agement, or enforcement component. 
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Scoring Topic Description Relationship to National City Bicycle Master Plan

Benefits to 
Disadvantaged 
Communities (DAC)

The score will be impacted by the project location in relation to 
the DAC, the severity, the direct benefit the project will provide, 
and if applicable, how anti-displacement policies are being im-
plemented. DAC can be identified using either median house-
hold income, CalEnviroScreen criteria, Healthy Places Index 
data, or the percentage of students receiving free or reduced 
school lunches. 

National City is considered a disadvantaged community ac-
cording to multiple statewide criteria, and has a lower median 
household income than the San Diego County average. Imple-
mentation of projects that improve mobility and connectivity 
throughout the city will provide a direct benefit to DACs.

Need

The potential for increased walking and bicycling, especially 
among students, including the identification of walking and 
bicycling routes to and from schools, transit facilities, commu-
nity centers, employment centers, and other destinations; and 
including increasing and improving connectivity and mobility of 
non-motorized users.

Section 4 summarizes the need and demand analysis for bicycling 
throughout the city.

Safety
Potential for reducing the number and/or rate of pedestrian 
and bicyclist fatalities and injuries, including the identification of 
safety hazards for pedestrians and bicyclists.

Section 4.3 discusses existing barriers to bicycling, which include 
safety concerns, as well as the bicycle collision analysis for the 
city. 

Public Participation 
and Planning

Identification of the community-based public participation pro-
cess, including the participation of DAC stakeholders, and how 
this process resulted in the identification and prioritization of 
the recommended project.

Section 2.6 outlines the public engagement conducted as part of 
National City’s Focused General Plan Update that informed the 
recommended network and facility improvements.

 » Quick-Build Project Pilot Program: Quick-build projects are interim capital improvement projects that further the goals of the ATP. These 
projects require construction, are built with durable, low to moderate cost materials, and last from one year to five years.  

The minimum request for ATP funds is $250,000. This minimum encourages the aggregation of small projects into one larger comprehensive proj-
ect and does not apply to non-infrastructure projects, SRTS projects, recreational trail projects, plans, and quick-build pilot projects. Per SB 99, at 
least 25% of funds must benefit disadvantaged communities within each of the program components.

Projects must also demonstrate consistency with an adopted regional transportation plan. Section 2.5 details the relationship of the National City 
Bicycle Master Plan to existing plans and policies. A description of the ATP evaluation categories is presented in Table 2-1.

TABLE 2-1: ATP Evaluation
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Scoring Topic Description Relationship to National City Bicycle Master Plan

Scope and Plan Layout 
Consistency and Cost 
Effectiveness

Evidence that the application, scope, and plan layout are consis-
tent with each other and depict what is being recommended. A 
project’s cost effectiveness is the relative costs of the project in 
comparison to the project’s benefits.

The recommended network and facility improvements in Section 
5 reflect a cohesive approach to improvements to the bicycle 
experience in the city. This section lays the foundation for future 
projects with clear scopes and plans. Section 8 also outlines the 
costs of the recommended network.

Context Sensitive 
Bikeways/Walkways 
and Innovative Project 
Elements

Consideration of the “recognized best” solutions appropriate 
for the local community context and a description of the innova-
tive features of the project. 

Section 6 summarizes the design guidelines of the Bicycle Master 
Plan, including national and state guidelines and current best 
practices.

Transformative 
Projects

The potential for the project to support existing and planned 
housing, especially affordable housing.

This topic is only applicable to large infrastructure/non infra-
structure projects. The Bicycle Master Plan addresses the re-
lationship of the bicycle network and bicycle infrastructure to 
greater connectivity and access, which includes supporting and 
connecting housing. 

Past Performance Applicant’s performance on past ATP projects.

From fiscal years 2019-2023, National City has been award-
ed nearly $11.7 million in ATP funding. This funding has been 
awarded for projects such as the Highland Avenue Inter-City Bike 
Connection, 24th Street Transit Center Connections, Bayshore 
Bikeway, Central Community Bicycle Corridor, Citywide Bicy-
cle Wayfinding Signage, 30th Street/Sweetwater Road Bicycle 
Corridor, Division Street Bicycle Corridor, National City Boulevard 
Inter-City Bicycle Corridor, Citywide Bicycle Parking Enhance-
ments, and more. National City is committed to the successful 
implementation of all ATP-funded projects. 

TABLE 2-1: ATP Evaluation (Cont.)
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Chapter 3
Existing Conditions
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3.1 Land Use
National City is a largely developed area with a mix of residential neigh-
borhoods and commercial and industrial uses. The city is comprised of 
three main communities, identified by major parks: El Toyon, Kimball, 
and Las Palmas. These communities are further divided into residential 
neighborhoods and business districts with distinct identities, illustrat-
ed in Figure 3-1. Residential areas are organized around the “neighbor-
hood unit concept” where elementary schools act as the focal point of 
each neighborhood.

The El Toyon community includes the Rancho de la Nacion, Ira Harbi-
son, and Palmer Way neighborhoods. The Kimball community includes 
Downtown, Old Town, Central, and John Otis neighborhoods. The 
Kimball community also includes the Mile of Cars and Harbor business 
districts. The Las Palmas community includes the Olivewood, Las Pal-
mas, and Lincoln Acres neighborhoods. The Las Palmas community 
also includes the Plaza Bonita business district. These park and school 
facilities, which are key organizing elements of the city’s underlying 
structure, are illustrated in Figure 3-2.

In general, National City is largely built-out with limited vacant and undevel-
oped land. Residential uses constitute the largest land use in the city, with 
single-family detached being the most prominent, followed by single-fami-
ly attached and multi-family residential. Other residential uses, such as mo-
bile home parks and group quarters, are limited throughout the city.

National City has light and heavy industrial uses which are primarily 
concentrated within the city’s western portion by the harbor front. The 
city has a substantial amount of automotive land use, such as dealer-
ships and auto repair shops. Commercial and office uses within the city 
include a wide variety of activities, such as retail and strip commercial, 
arterial commercial, automobile dealers, neighborhood commercial, 
service stations, shopping centers, and other retail trade, and office 
uses. In general, commercial and office uses tend to be concentrated 
along major roads, such as National City Boulevard, Highland Avenue, 
and East Plaza Boulevard. The city does not currently have a significant 
amount of mixed-use land use, which is a combination of street level 
commercial uses with residential and/or office uses above.

Military uses within the National City include Naval Base San Diego, 
the Army National Guard (located at 303 Palm Avenue), and the US 
Government Navy Department (1005 E. Plaza Boulevard). These areas 
are controlled by the United States military.

National City’s recreation, open space, and agriculture land uses in-
clude parks and recreational centers with tennis or basketball courts, 
baseball diamonds, soccer fields, playgrounds, and public and private 
golf courses. The city has several elementary, middle, and high schools. 
Public facilities and services include fire/police facilities, community 
centers, hospital/health care-related uses, and other public services.
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FIGURE 3-1: Existing Land Uses

Page 1672 of 1838



24 City of National City Bicycle Master Plan

FIGURE 3-2: School and Park Facilities

Source: 2016/17 Citywide Engineer-
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3.2 Transportation Network
National City currently has approximately 110 miles of paved streets 
and more than 90 signalized intersections. The existing roadway sys-
tem generally follows a traditional grid pattern. The main regional 
freeway facilities through the city are I-5, I-805, and SR-54. Both I-5 
and I-805 provide north-south movement while SR-54 is an east-west 
corridor. 

Approximately 14 major arterial roadways provide circulation across 
the city and to major destination points throughout the region. These 
streets are typically four lanes and are generally spaced at half-mile in-
tervals. The city is also served by approximately 31 collector roadways 
that operate as local conduits to take users in and out of neighbor-
hoods and business districts and onto the arterial routes. These col-
lectors are generally two-lane roads with signalized intersections. The 
street system includes major roadways, which are broken down into 
four classifications: freeways, arterials, collectors, and local roads.

All of the city’s arterials and collectors have posted speed limits en-
forceable per the California Vehicle Code (CVC) and determined by an 
engineering traffic speed survey. Factors that are used to determine 
speed limits include 85th percentile speeds, collision data, and road-
way conditions not readily apparent to drivers. Engineering and traffic 
surveys for speed limits are conducted once every five years by gov-
erning municipalities in order to comply with Section 40802(a) of the 
CVC and the national Uniform Vehicle Code. Engineering and traffic 
surveys may be extended to every seven years or every 10 years if a 
registered engineer evaluates the section of the highway and deter-
mines that no significant changes in roadway or traffic conditions have 
occurred.

A speed survey was conducted in 2016/2017 that updated posted 
speed limits throughout the City. The resulting city-wide posted speed 
limits can be seen in Figure 3-3. While these posted speed limits are 
current, the City is currently in the process of updating its city-wide 
speed survey and anticipates having that work completed this year.
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FIGURE 3-3: Posted Speed Limits
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3.3 Bicycle Facilities
3.3.1 Bikeways
National City is home to a range of bicycle facilities that create both 
local and regional bicycle connectivity. Improving these connections 
supports the city’s General Plan goal of creating successful complete 
“10 minute” neighborhoods, as well as the Climate Action Plan goals 
to reduce GHG emissions and VMT. National City is committed to en-
hancing local and regional bicycle connectivity and enhancing bicycle 
safety. From 2013-2022 the City constructed approximately 2.61 miles 
of new bicycle facilities.

Bicycle facilities within the planning area can be broken down into four 
classifications that are summarized below:

Class I Bike Path: Paved rights-of-way separated from the street

Class II Bike Lane: On street facilities designed for bicyclists with 
striping and stencils

Class III Bike Route: Streets shared with motor vehicles that are 
designated for bicycle travel with signage

Class IV Cycle Track: Exclusive bikeway with a physical separation 
from motor vehicle travel lanes, parking lanes, 
and sidewalks

In addition to the local serving bikeways, the planning area also con-
tains two regional bikeways: The Bayshore Bikeway and the Sweetwa-
ter River Bikeway. 

The Bayshore Bikeway is a 26-mile regional bicycle route that encircles 
San Diego Bay and passes through National City along Harbor Drive 
and Tidelands Avenue. The Sweetwater River Bikeway is located along 
the southern border of National City with segments in Chula Vista. It 
runs parallel with the Sweetwater River Flood Control Channel. This 
bikeway is approximately 1.7 miles long and varies between eight and 
ten feet in width. It connects to the Bayshore Bikeway at the Sweetwa-

ter Channel near the Gordy Shields Bridge. Figure 3-4 shows a map of 
the existing local and regional bikeways. 

3.3.2 Bicycle Parking and End-of-Trip Amenities
An essential component of a robust bicycle network is parking and 
end-of-trip amenities. Users must be able to safely store their bicycles 
when riding to destinations, and amenities such as showers, charging 
facilities, and repair kits make bicycling more practical and attractive.

National City has limited bicycle parking facilities. Some bicycle parking 
and end-of-trip amenities such as showers and lockers are available at key 
employment and educational facilities, such as Southwestern Commu-
nity College. SANDAG iCommute bicycle lockers are available at both of 
National City’s trolley stations. These lockers provide an enclosed park-
ing space that is accessible by a mechanical or electronic key system for a 
monthly fee. They are available on a first-come, first-served basis. The 8th 
Street Trolley Station has four bicycle locker structures containing eight 
spaces. The 24th Street Trolley Station includes two bicycle lockers with 
four spaces. Figure 3-5 shows existing bicycle parking facilities.

3.3.3 Opportunities
In general, the grid layout of National City’s street network and rela-
tively flat topography support bicycling. This section describes oppor-
tunities to improve bicycling in National City.

Roadway Characteristics

Many of National City’s roadways appear to have more vehicle capacity 
than is currently needed. For example, many residential and collector 
streets have curb-to-curb widths greater than 40 feet, which is wider 
than is needed to support on-street parking and one travel lane in each 
direction. These wide roadways present an opportunity to enhance 
multi-modal transportation options through relatively simple and in-
expensive treatments, such as roadway restriping to accommodate 
bike lanes, bulb-outs to reduce vehicle speeds, bicycle markings and 
signage, and angled vehicle parking for bicycle safety. 
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FIGURE 3-4: Existing Bicycle Facilities
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FIGURE 3-5: Existing Bicycle Parking Facilities
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Local streets with lower vehicle volumes and speeds create a more friend-
ly environment for active transportation. Improving the roadway charac-
teristics on these streets allows for the creation of low-stress community 
corridors that encourage active transportation modes. Providing such en-
hancements will improve the safety and comfort of bicycling throughout 
the city and is an opportunity to meet the growing needs of residents. 
During engagement, community members cited vehicle speeds, lighting, 
and signal timing as safety concerns that create a barrier to bicycling and 
expressed a desire for additional bicycle facilities on the city’s roadways. 

Topography 

National City’s relatively flat topography makes bicycling an accessible 
mode of transportation for those with a variety of abilities. Steep or 
frequent hills present a barrier to bicycling because of the increased 
effort and skill necessary to pedal up and down them. National City has 
few hills and even fewer steep hills, making most of the city an ideal 
topography for bicycling. Furthermore, National City has a relatively 
flatter terrain than much of San Diego County. The few hills that the 
city does have are concentrated towards the city’s eastern border. Fig-
ure 3-6 shows the topography of National City in a contour map. Each 
brown line represents 20 feet of elevation and the numbers show the 
elevation at that location; the collection of lines shows where hills and 
valleys are. The closer together the lines are, the steeper the slope. 
Areas with no contour lines are generally flat.

Regional Connectivity

SANDAG’s San Diego Regional Bike Plan establishes a vision for a di-
verse and interconnected regional bicycle system. In 2013, the City of 
San Diego completed a Bicycle Master Plan Update to reflect chang-
es in bicycle user needs and make bicycling a more convenient trans-
portation option. The 2020 update to the City of Chula Vista Active 
Transportation Plan focused on enhancing existing bicycle facilities 
while implementing new facilities based on demand and safety, which 
include connections to National City. 

The regional corridors identified in these plans, discussed in Section 
3.3 and illustrated in Figure 3-4,  provide an opportunity to connect Na-
tional City to neighboring communities and allow for enhancements 
such as regional wayfinding signage. Identifying local bikeways and 
treatments to improve local access to these regional facilities provides 
an opportunity to support inter-community bicycle travel for residents.  

The Bayshore Bikeway provides a link to the nearby cities of San Diego, 
Coronado, Imperial Beach, and Chula Vista. This route also provides an 
alternative transportation option to many industrial and military job 
sites. The bikeway connects with the Sweetwater River Bikeway near 
National City’s southern border. The Sweetwater River Bikeway con-
nects National City, unincorporated San Diego County, and Chula Vista. 

Transit

National City is served by a regional transit system operated by the San 
Diego Metropolitan Transit System (MTS). Ten bus routes serve the city 
with 205 stops. Each bus stop presents an opportunity for multi-modal 
connections.

In addition, two MTS Trolley Stations, the 8th Street Trolley Station and 
the 24th Street Trolley Station, present an opportunity to improve bicy-
cle access and support increased connectivity. Both of these transit sta-
tions have bicycle lockers available to the public. There is opportunity to 
improve bicycle access to both stations. Current Class II bicycle facilities 
on Wilson Avenue and 22nd Street, as well as Class II and III bike facilities 
along Mile of Cars Way, provide connections to the stations and support 
multi-modal connectivity. MTS trolleys can accommodate one to two 
bicycles per car. MTS buses accommodate two bicycles each. Providing 
more bicycle parking at trolley stations and along transit lines has the 
potential to increase ridership and enhance bicycle-transit integration.

A future high speed, high frequency transit mode is being planned as 
part of a SANDAG Comprehensive Multimodal Corridor Plan (CMCP). 
While final recommendations for future stations and transit mode 
types are still being assessed, this plan will include bicycle facility rec-
ommendations in and around potential locations near Highland Ave-
nue, Plaza Boulevard, and 8th Street. 
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FIGURE 3-6: National City Topography
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The existing and future transit stations and connections throughout 
the city create opportunities to provide first/last mile transportation 
improvements that encourage multi-modal trips. Such improvements 
consider a traveler’s entire trip, which often begins and ends with 
walking and/or bicycling. First/last mile transportation improvements, 
which can include bicycle infrastructure and wayfinding signage, antic-
ipate the need for supporting the journey to and from transit stations 
in order to enhance the rider experience and encourage transit use.

Community Corridors

The National City street network includes a community corridor street 
typology in addition to the four roadway classifications. The commu-
nity corridors classification is focused more on the qualitative charac-
teristics of a roadway rather than the quantitative properties specified 
in the functional classifications. This street type is applied to arterials, 
collectors, and local streets and is intended to increase the comfort of 
walking and/or bicycling on these roads through traffic calming mea-
sures such as on-street parking and bulb-outs; streetscape improve-
ments such as landscaping, street trees, and medians; pedestrian en-
hancements such as wider sidewalks and street furniture; and bicycle 
improvements such as designated bicycle lanes and bicycle rack facil-
ities. Community corridors reflect the city’s commitment to reinvest-
ing in its multi-modal network and adding to a sense of community 
identity with visible enhancements. Figure 3-7 identifies the location 
of existing designated community corridors in National City, as well 
as planned community corridors identified in the Transportation Ele-
ment. Community corridors are subdivided into four categories (see 
Figure 3-8 through Figure 3-11):

 » “Main Street” Commercial Districts

 » “Main Street” Commercial Corridors

 » Multi-Modal Streets

 » Green Streets/Urban Trails
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FIGURE 3-7: Community Corridors
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FIGURE 3-7: Community Corridors

Page 1683 of 1838



 35 Chapter 3: Existing Conditions

FIGURE 3-8: Main Street Commercial District Community Corridor FIGURE 3-9: Main Street Linear Commercial District Community Corridor 
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FIGURE 3-10: “Multi-Modal Community Corridor” FIGURE 3-11: Green Street or Urban Trail Community Corridor 
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Development

As new development and redevelopment projects occur, the city has 
an opportunity to ensure bicycle facilities are included through the 
plan review process. Smart growth - one of the General Plan’s key 
policy drivers - emphasizes the importance of linking land use and 
transportation improvements. The TODO Study is an example of the 
city’s efforts to encourage transit-supportive land uses and their con-
nection to improved mobility. Among the goals of the TODO Study 
are developing housing and parking policies to be more supportive of 
smart growth, identifying key active transportation improvements, 
and creating smart growth and complete streets corridors with addi-
tional housing choices and improved connections to housing. The Fo-
cused General Plan Update identifies areas with strong potential and 
compatibility for infill, mixed-use, or higher density development sites 
and proposes rezoning them. These areas are in corridors throughout 
National City, including the eastern portions of the city where current 
land uses suggest that there is lower bicycling demand compared to 
the western portions. These planned zoning changes are anticipated 
to generate additional bicycling demand which should be addressed 
in the development of the bicycle network. Figure 3-12 displays the 
new zoning map from the Focused General Plan Update and existing 
citywide bicycle facilities.

3.3.4 Constraints
Although National City has many opportunities to improve the bicycle 
network, there are impediments to bicycle travel that require consid-
eration.

Barriers

Several roadways in National City may present barriers to bicycle trav-
el. These barriers can generally be categorized into three types:  

Physical barrier: This type of barrier describes a physical impediment 
to travel such as where a roadway terminates or where crossings can 

only occur at freeway interchanges. I-5 and I-805 run north-south 
through the city while SR-54 runs east-west across the southern bor-
der. SR-54 limits local connectivity to the Sweetwater Bikeway. In ad-
dition to being a physical barrier, streets that cross I-5 and I-805 pose 
a safety concern that discourages bicycle use. Future bikeways that in-
tersect I-5 and I-805 will require special attention to the configuration 
and treatments at interchange crossings. These future improvements 
will also be within Caltrans ROW and will require coordination. 

Facility barrier: This type of barrier occurs where no bicycle facilities 
exist. This type of barrier restricts bicycle access to key community 
destinations.

Situational barrier: This type of barrier occurs where roadway widths, 
travel speeds, or other roadway characteristics make bicycle travel dif-
ficult.  Plaza Boulevard and Highland Avenue are examples of situa-
tional barriers in National City.

On-Street Parking

Along some roadways in National City, existing public ROW widths 
may not be sufficient to accommodate both dedicated bicycle lanes 
and on-street parking. This constraint occurs on several streets in the 
city where bicycle connections are still desirable. If on-street parking is 
to be maintained, Class III bicycle routes or Class III bicycle boulevards 
may be used. On-street diagonal parking can also serve as a constraint 
since drivers’ visibility of bicyclists may be obscured when reversing 
out of a parking space. An additional buffer or back-in diagonal parking 
can enhance visibility. Diagonal parking exists adjacent to some bicy-
cle-attracting land uses in the city such as National City Middle School 
on D Avenue.
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FIGURE 3-12: Focused General Plan Update Zoning and Existing Bicycle Facilities
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This section presents an estimate of current and potential bicycling 
demand in National City based on bicycle commute statistics and an 
assessment of population characteristics and land uses associated 
with higher rates of bicycling activity. Estimating how many people 
currently bicycle provides an indication of current system usage and 
establishes a baseline against which to measure progress. This section 
also identifies network gaps and roadway characteristics that serve as 
barriers to bicycling. Assessing demand and deficiencies is critical to 
identifying where facilities should be constructed or improved.

4.1 Bicycle Commuter Estimates
Given National City’s temperate climate and generally flat topography, 
bicycling is a strong mode to use for commuting to work. Since work 
commutes tend to be regular, analyzing bicycling as a means of trans-
portation to work can provide reliable information about bicycle usage 
among working-age individuals.

The current bicycle commute trends in National City indicate the op-
portunity for increased future usage trends. While bicycle mode share 
is relatively low locally and nationally, the surveyed data, as seen in 

Table 4-1, indicates that National City has a higher bicycle commute 
mode share than both San Diego County and the United States. This 
data indicates that bicycle commute mode share could continue to 
outgrow and outpace local rates with targeted facility and amenity im-
provements.

To understand where usage trends may be most pronounced, and as 
part of the Focused General Plan Update, travel demand modeling 
was conducted with the current bicycle network to forecast commute 
mode share citywide and by City Master Geographic Reference Area 
(MGRA) for the year 2050. The modeled commute share citywide in 
2050 for bicycles was approximately 0.4%.  While this modeled city-
wide commute share is less than the surveyed commute share, bicycle 
trip propensity was mapped by MGRA and provides a blueprint for tar-
geted facility and amenity improvements in strategic MGRAs to help 
citywide bicycle commute mode share grow.

4.2 Demographic Analysis
Understanding the demographic trends of National City residents is 
critical to planning bicycle facilities that serve community needs and 
aspirations. It is important to plan bicycle facilities that all communi-
ty members can and want to use, regardless of their identities or so-
cioeconomic circumstances. The following sections detail income and 
environmental indicators, which are key factors that are especially im-
pactful on bicycling trends and directly inform the planning and design 
of bicycle facilities.

4.2.1 Income
People with lower incomes are more likely to face cost-related trans-
portation challenges than those with higher incomes. For example, 
households with lower incomes may be more burdened by the cost of 
owning and operating a vehicle and therefore may be more likely to 
seek out alternative modes of transportation, such as bicycles. These 
households may also be more dependent on active transportation fa-

TABLE 4-1: Means of Transportation to Work Data

Mode United 
States California San Diego 

County
National 

City

Bicycle 0.5% 0.8% 0.6% 0.7%

Drove Alone – Car, 
Truck, or Van

74.9% 72.1% 73.9% 66.0%

Carpool – Car, Truck, 
or Van

8.9% 10.0% 8.7% 15.5%

Transit 4.6% 4.6% 2.6% 5.1%

Walked 2.6% 2.5% 2.9% 7.0%

Other Means 1.3% 1.6% 1.7% 1.7%

Worked at Home 7.3% 8.4% 9.6% 4.1%

Source: American Community Survey 2020 5-Year Estimates, Table S0801
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cilities than those with higher incomes and may be more impacted by 
changes to the active transportation network. For the purposes of this 
analysis, household incomes are grouped into the following categories 
based on the Area Median Income (AMI) for a metropolitan area:

 » Extremely Low: 0-30% of AMI

 » Very Low: 31-50% of AMI

 » Low: 51-80% of AMI

 » Moderate: 81-120% AMI

 » Above Moderate: Over 120% AMI

The term “lower income” is generally used to collectively refer to ex-
tremely low-, very low-, and low-income households. As shown in Ta-
ble 4-2, approximately 73.0% of National City households fall into the 
lower income category while 27.0% fall into the moderate or above 
moderate category. Compared to the County’s overall percentage 
of lower income households (46.9%), National City has a significantly 
higher lower income population. Additionally, National City household 
incomes are typically less than those of the rest of the County. The me-
dian household income in National City is $47,119. The median house-
hold income for the County, however, is $78,890. National City’s medi-
an income is approximately 40.3% lower than the that of the County.

4.2.2 Environmental Indicators
Areas disproportionately affected by environmental pollution and oth-
er hazards have a strong opportunity to convert to private auto trips 
to alternative modes of transportation in order to help alleviate local 
pollution levels. Higher rates of active transportation use can positively 
impact the local environment and improve climate-related health out-
comes for community members. Improving and expanding the local 
bicycle facility network can thus have positive impacts on local environ-
mental pollution and related hazards and can provide more multi-modal 
opportunities for residents who live in disadvantaged areas.

CalEnviroScreen aggregates environmental, health, and socioeconomic 
data to assess the pollution burden of a community relative to other 
census tracts across the state. As shown in Figure 4-1, all census tracts 
within National City are within the 45th to 95th percentiles of the CalEn-
viroScreen 3.0 index, indicating significant pollution burden and vulner-
ability throughout the city. Compared to the region, National City has 
generally higher CalEnviroScreenscores: Chula Vista’s scores range from 
the 11th to 90th percentile, San Diego’s scores range from the 31st to 
100th percentile, and Coronado’s scores range from the 1st to 10th per-
centile. The western portion of National City is among the top 25% of 
impacted tracts across the State of California identified by CalEnviro-
Screen 3.0. This area, shown in Figure 4-2, qualifies as both an SB 535 
disadvantaged community and AB 1550 low-income community. 

Income Category % of AMI National City (2) San Diego County (2)

Extremely Low 30% AMI or less 4,980 29.9% 174,540 15.5%

Very Low 31-50% AMI 3,445 20.7% 149,590 13.3%

Low 51-80% of AMI 3,735 22.4% 203,395 18.1%

Moderate or Above Over 80% of AMI 4,500 27.0% 597,760 53.1%

Totals 16,660 100.0% 1,125,285 100.0%

(1) The AMI for a family of four in the San Diego region is $86,300. At the time of writing, the most recent year for which complete AMI data as shown is avail-
able is 2019. Source: San Diego Housing Commission, 2019 Area Median Income Limits.
(2) Source: Department of Housing and Urban Development (HUD) and Comprehensive Housing Affordability Strategy (CHAS) (2015-2019).

TABLE 4-2: Households by Income Category
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FIGURE 4-1: CalEnviroScreen 3.0 Index
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FIGURE 4-2: SB 535 Disadvantaged Communities and AB 1550 Low-Income Communities
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4.3 Bicycle Propensity
Areas with high bicycle propensity are those with high potential for bicy-
cle trips. When planning, designing, and investing in bicycle networks, it 
is most beneficial to focus facilities in areas with higher bicycle propensi-
ty. Factors discussed in Section 3, such as land use, topography, roadway 
characteristics, and existing facilities all affect bicycle propensity.

Regionally, bicycle use has been increasing recently. The number of re-
gional bicycle trips had been trending upwards prior to the COVID-19 
pandemic and further increased markedly in 2020, likely due in part 
to pandemic-related changing travel patterns. Figure 4-3 shows bi-
cycle counts on regional facilities from 2016 through 2020. All mea-
sured regional facilities have seen increases in bicycle counts, with the 
Bayshore Bikeway, which runs through western National City, experi-
encing a significant increase in use.

Source: SANDAG 2020 State of the Commute Report

FIGURE 4-3: San Diego Regional Facility Bicycle Counts 2016 – 2020

Modeling from the Focused General Plan Update adopted land use 
scenario forecasts citywide bicycle trips in 2050 by MGRA, which is a 
geography developed by SANDAG that is between the scale of Unit-
ed States Census block groups and census tracts. Figure 4-4 displays 
the modeled bicycle trips with the existing bicycle network. This over-
lay shows that areas with existing bicycle facilities coincide with ar-
eas forecasted for higher numbers of bicycle trips. These areas have 
a higher bicycle propensity and should be further enhanced and ex-
panded. Additionally, areas such as Las Palmas, Downtown, and the 
Plaza Boulevard Commercial District with higher forecasted bicycle 
trips have strong bicycle propensity and would benefit from additional 
facilities. These areas are key activity centers, with destinations such as 
shops, grocery stores, and schools.
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FIGURE 4-4: Existing Bicycle Facilities and 2050 Bicycle Trips to and from National City MGRAs
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4.4 Trip Detractors and Collision Analysis
This section describes key indications of bicycling barriers, such as 
roadways with high vehicular traffic volumes and speeds, freeway on/
off ramps, steep terrain, and bicycle collision locations.

4.4.1 Bicycle Trip Detractors
Figures 4-5 and 4-6, as well as Figure 3-6 on page 31, display road-
way characteristics that negatively impact the quality of the bicycling 
environment and may deter people from bicycling in certain locations. 
Freeways and railroad tracks act as hard infrastructure barriers that 
inhibit connected bicycle networks and travel. Streets with high aver-
age daily traffic (ADT) volumes can be less appealing for bicyclists due 
to safety and bicycle experience concerns. For the purposes of this 
study, streets with ADT volumes of greater than 7,500 are considered 
high volume streets. For similar reasons, high traffic speeds can also 
detract from bicycle trips. Locations in the eastern portion of the city 
with steeper terrain are more difficult to bicycle in as well. 

Year
Total Collisions Total Bicycle-Related Collisions Bicycle-Related 

Percent of Total 
Fatal

Bicycle-Related 
Percent of Total 

InjuryFatal Injury Fatal Injury

2013 2 187 0 27 0.0% 14.4%

2014 5 184 0 14 0.0% 7.6%

2015 0 186 0 14 0.0% 7.5%

2016 3 199 0 13 0.0% 6.5%

2017 6 205 1 16 16.7% 7.8%

Total 16 961 1 84 3.3% 8.8%

Source: City of National City

4.4.2 Bicycle Collisions
Table 4-3 presents the number of traffic collisions and collisions involv-
ing bicyclists in National City for five consecutive years: 2013, 2014, 
2015, 2016 and 2017. As the table shows, one fatal bicycle-related col-
lision was reported in National City during the five-year period in 2017. 
This collision occurred on Grove Street as the vehicle involved was trav-
elling at an unsafe speed. On average, about 9% of collisions resulting in 
injuries involved bicyclists. In 2013 there was a significantly higher rate 
of bicycle-involved collisions resulting in injury than in the proceeding 
four years, which have generally similar rates ranging from 6.5% to 7.8%.

Safety is a major concern for both existing and potential bicyclists. 
Identifying the locations of bicycle collision sites can assist in devel-
oping improvements or determining more appropriate routes for bi-
cyclists to use. Figure 4-7 on page 49 displays bicycle collision loca-
tions in National City during the same 2013 to 2017 period as shown in 
Table 4-3. Bicycle-involved collisions occurred at various intersections 
throughout the city, with hotspots occurring in the portion of the city 
to the west of I-805.

TABLE 4-3: National City Bicycle-Involved Collisions 2013 – 2017

Page 1695 of 1838



City of National City Bicycle Master Plan  47 Chapter 4: Needs and Demands Analysis

FIGURE 4-5: Bicycle Barriers and Steeps Slopes
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FIGURE 4-6: High ADT Volume Roadways
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FIGURE 4-7: 2013 – 2017 Bicycle-Involved Collisions
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4.5 Bikeway Gaps
This section describes existing bicycle system gaps in National City that 
warrant consideration for bicycle facilities.

4.5.1 Bikeway Gap Types
Bikeway gaps exist in various forms, ranging from short “missing links” 
on a specific street or path corridor to larger geographic areas with 
few or no bicycle facilities. Gaps can be organized based on length and 
other characteristics. This document classifies bikeway gaps into five 
main categories:

Spot gaps: Spot gaps refer to point-specific locations lacking dedi-
cated bicycle facilities or other treatments to accommodate safe and 
comfortable bicycle travel. Spot gaps primarily include intersections 
and other vehicle/bicycle conflict areas posing challenges for riders. 
Examples include bike lanes on a major street “dropping” to make way 
for right turn lanes at intersections, or a lack of intersection crossing 
treatments for bicyclists on a route or path as they approach a major 
street.

Connection gaps: Connection gaps are missing segments (1/4 mile 
long or less) on a clearly defined and otherwise well-connected bike-
way. Major barriers standing between bicycle destinations and clearly 
defined routes also represent connection gaps. Examples include bike 
lanes on a major street “dropping” for several blocks to make way for 
on-street parking, a discontinuous off-street path, or a freeway stand-
ing between a major bicycle route and a school.

Lineal gaps: Similar to connection gaps, lineal gaps are half- to one 
mile-long missing link segments on a clearly defined and otherwise 
well-connected bikeway.

Corridor gaps: Corridor gaps are missing links longer than one mile on 
a clearly defined and otherwise well-connected bikeway. These gaps 
will sometimes encompass an entire street corridor where bicycle fa-
cilities are desired but do not currently exist.

System gaps: System gaps are larger geographic areas (e.g., a neigh-
borhood or business district) where few or no bikeways exist. System 
gaps exist in areas where a minimum of two intersecting bikeways 
would be required to achieve the target network density.
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The recommended improvements in this Bicycle Master Plan include 
bikeway network facilities, intersection and other spot improvements, 
and bicycle support facilities. National City’s temperate climate and 
gentle topography make it a great place to bicycle. The improved fa-
cilities outlined below will help make bicycling an effective transporta-
tion option throughout National City.

5.1 Bikeways
A comprehensive evaluation of existing conditions, including opportu-
nities and constraints, was completed to identify locations for future 
bikeways and support facilities. The final recommended network pro-
vides for a well-connected citywide system. Improvement recommen-
dations are based on best practices and are supplemented by:

 » Review of existing planning efforts

 » City staff/public input

 » Field work and data analysis

 » Local and regional network connections

The recommended bicycle network detailed in the following sections 
includes both facilities that are already planned, funded, and awaiting 
construction, and facility projects that are unfunded.

5.1.1 Recommended Network
National City’s current bikeway network includes 3.6 miles of Class I bike-
ways (bike paths), 12.7 miles of Class II bikeways (bike lanes), 4.7 miles of 
Class III bikeways (bike routes), and 0.4 miles of Class IV bikeways (cycle 
tracks). This plan recommends an additional 2.4 miles of Class I bikeways, 
4.0 miles of Class II bikeways, 10.6 miles of Class III bikeways, 3.4 miles of 
Class IIIB bikeways (bicycle boulevards), and 5.6 miles of Class IV bikeways.

These additional facilities provide north-south and east-west corridors 
through the city as well as connections to regional facilities such as the 

Bayshore Bikeway and the Sweetwater River Bikeway. A comprehen-
sive bikeway network improves bicyclists’ level of safety, convenience, 
and access to key destinations. It is important to note that bicyclists 
are legally entitled to ride on all city streets whether or not the streets 
are part of a designated bikeway network. Figure 5-1 shows the rec-
ommended bicycle network (both funded and unfunded projects) 
with Classifications for National City. The recommendations were de-
veloped based on the following guidelines:

 » Needs of various user groups – Facilities addressing the needs of 
various types of bicyclists such that all people can use the city’s 
bicycle facilities

 » Existing bicycling patterns – Preferred bicycling patterns, identi-
fied by the community in public workshops and by city staff

 » Connectivity – Increased system connectivity by providing bikeway 
connections to major destinations and to regional bikeways

 » Traffic volumes and travel speeds – Traffic volumes and travel 
speeds were taken into account in determining alignment and types 
of facilities. Research on the relationship between ADT and appro-
priate bikeways presented in the Federal Highway Administration’s 
(FHWA) 2019 Bikeway Selection Guide was used as a basis for estab-
lishing preferred facility types. Preference for Class III facilities was 
given to streets with ADT volumes below 3,500, preference for Class 
II facilities was given to streets with 3,500 – 7,500 ADT volumes, and 
preference for fully separated bicycle facilities was given to streets 
with ADT volumes greater than 7,500. While these ADT-based pref-
erences were treated as such, ROW and other constraints on some 
segments of the recommended network led to some facilities being 
recommended that do not match this ADT breakdown

 » Existing roadway width and ROW – Available ROW determines the 
type of facility and feasibility

 » Public input – Public input on needs and recommendations used to 
help screen projects
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FIGURE 5-1: Recommended Bicycle Network1

1Includes both funded and unfunded bicycle facility projects
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5.1.2 Bicycle Paths
Table 5-1 lists the recommended Class I Bicy-
cle Path projects for National City. A bicycle 
path provides for bicycle travel on a paved 
ROW completely separated from streets or 
highways. These recommended facilities will 
provide opportunities for recreational bicy-
cling as well as for commuting and travel re-
lated to errands. The recommended network 
includes connections to the Bayshore Bike-
way and Sweetwater River Bikeway.

5.1.3 Bicycle Lanes
Table 5-2 outlines the recommended Class II 
Bicycle Lane projects for National City. Some 
segments of identified projects are not Class 
II; in these cases only the Class II portion of 
the project is shown. Bicycle lanes provide 
a signed, striped, and stenciled lane for 
one-way travel on both sides of a street or 
highway. Class II bikeways are typically rec-
ommended where traffic volumes require 
channelization of motorized and non-motor-
ized users in order to enhance safety.

Location From To Mileage

Roosevelt Avenue Yama Street 8th Street 0.61

El Toyon-Las Palmas Bicycle 
Corridor Multi-Use Path

Beta Street 4th Street 0.52

Marina Way
Recommended Class IV 
Facility

Sweetwater River 
Bikeway

0.46

Plaza Bonita Road Sweetwater Road
Sweetwater River 
Bikeway

0.31

Harbor Drive Bayshore Bikeway 14th Street 0.22

19th Street McKinley Avenue Wilson Avenue 0.12

Plaza Bonita Road
Recommended Class I 
Facility

Plaza Bonita Parking Lot 
Entrance

0.10

McKinley Avenue 23rd Street Bay Marina Drive 0.07

Total 2.42

TABLE 5-1: Recommended Class I Bikeways

TABLE 5-2: Recommended Class II Bikeways

Location From To Mileage

24th Street Hoover Avenue Highland Avenue 0.69

L Avenue 16th Street 24th Street 0.50

Paradise Valley Road 8th Street Eastern city limit 0.47

Highland Avenue Delta Street 2ns Street 0.40

Highland Avenue 30th Street SR 54 exit ramp 0.39

16th Street Wilson Avenue National City Boulevard 0.31

Olive Avenue 8th Street Plumas Street 0.28

Bay Marina Drive Tidelands Avenue Harbison Avenue 0.25

Roosevelt Avenue 8th Street 12th Street 0.25

D Avenue 30th Street Southern terminus 0.23

Roosevelt Avenue Civic Center Drive 16th Street 0.19

Total 3.96
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TABLE 5-3: Recommended Class III Bikeways

Location From To Mileage

8th Street Roosevelt Avenue Paradise Valley Road 2.29

16th Street Highland Avenue Harbison Avenue 1.46

Grove Street, Paradise Drive, T 
Avenue

22nd Street 4th Street 1.28

Laurel Avenue, M Avenue, N 
Avenue

Division Street 16th Street 1.15

Roselawn Street, 22nd Street, 
Palm Avenue

L Avenue 8th Street 1.15

Lanoitan Avenue, Granger 
Avenue, 24th Street

16th Street, 18th Street Euclid Avenue 1.13

Harbison Avenue, Earle Drive 4th Street 16th Street 1.02

Olivewood Drive, L Avenue 24th Street 30th Street 0.40

21st Street F Avenue L Avenue 0.38

Newell Street 18th Street 22nd Street 0.30

Highland Avenue 2nd Street 4th Street 0.13

Total 10.68

5.1.4 Bicycle Routes
Table 5-3 includes recommended Class III 
Bicycle Routes for National City. Some seg-
ments of identified projects are not Class III; 
in these cases only the Class III portion of the 
project is shown. Class III facilities are appro-
priate where there is limited available ROW 
for a dedicated lane or shoulder widening 
but the route is an integral part of the bicycle 
network. All recommended Class III segments 
should be signed with Caltrans standard bi-
cycle route signs. Where on-street parallel 
parking is present, shared-lane markings may 
be placed. Appendix B provides guidance on 
bicycle routes and shared lane markings.

5.1.5 Bicycle Boulevards
Table 5-4 includes recommended Class IIIB 
Bicycle Boulevards for National City. Class 
IIIB facilities are appropriate where there 
are low vehicle volumes and speeds. They 
use signage, traffic calming measures, and 
pavement markings to give bicycles priority 
on the road and limit through-usage of the 
street by vehicles. Measures used to create 
bicycle boulevards generally benefit other 
active transportation modes as well.

Location From To Mileage

D Avenue Division Street 18th Street 1.13

18th Street Palm Avenue Rachael Avenue 1.00

F Avenue, 26th Street 18th Street 28th Street, D Avenue 0.72

24th Street Highland Avenue N Avenue 0.38

B Avenue 1st Street 4th Street 0.19

Total 3.41

TABLE 5-4: Recommended Class IIIB Bikeways
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5.1.6 Cycle Tracks
Table 5-5 includes recommended Class IV Cycle Tracks for National 
City. Class IV facilities are a hybrid between Class I separated bicycle 
paths and Class II on-street bicycle lanes. They are on-street exclusive 
bicycle facilities that are separated from vehicle traffic by a physical 
barrier, such as bollards, on-street parking, or raised pavers. They may 
be one-way or two-way and they may be at the street level, the side-
walk level, or in between. By physically separating bicyclists from vehi-
cles, cycle tracks provide bicyclists increased feelings of comfort and 
security while not requiring construction outside of the roadway.

TABLE 5-5: Recommended Class IV Bikeways

Location From To Mileage

Sweetwater Rd 2nd Avenue, City 
Boundary

City Boundary, 
Plaza Bonita 
Road

0.95

Hoover Avenue 22nd Street 33rd Street 0.76

30th Street Hoover Avenue Highland Avenue 0.70

Division Street Laurel Avenue Euclid Avenue 0.68

22nd Street Wilson Avenue D Avenue 0.57

McKinley Avenue 14th Street 23rd Street 0.55

19th Street Kidd Street McKinley Avenue 0.43

8th Street Rail tracks Roosevelt 
Avenue

0.31

Civic Center 
Drive

Tidelands 
Avenue

Wilson Avenue 0.26

U Avenue Division Street 4th Street 0.25

Bay Marina Drive Marina Way McKinley Avenue 0.100

Marina Way Bay Marina Drive Recommended 
Class I Facility

0.03

Total 5.58

5.2 Route Selection and Prioritization
This section outlines the prioritization methodology and the route se-
lection criteria for the unfunded bikeway recommendations in this Bi-
cycle Master Plan, as shown in Table 5-6 and Figure 5-2 on page 59. 
The intent of the ranking process is to create a prioritized list of projects 
for funding and implementation. The project list and rankings are flexi-
ble concepts that serve as guidelines. The list may change over time be-
cause of changing bicycling patterns, implementation opportunities and 
constraints, and the development of other transportation system facil-
ities. National City should review the project list at regular intervals to 
ensure it reflects the most current priorities, needs, and opportunities 
for implementing the bicycle network in a logical and efficient manner.

The recommended unfunded bikeway projects have been ranked us-
ing the following evaluation criteria:

 » Previously identified in another plan or city document. Projects 
that have been previously identified scored higher

 » Placemaking. Projects that directly connect to schools and parks 
scored higher

 » Safety need. Projects in areas with more 2013 – 2017 collisions 
involving bicycles scored higher

 » Bicycle propensity. Projects in areas with high modeled 2050 bicy-
cle usage scored higher

 » Engineering feasibility. Projects with few high-level engineer-
ing-related complications scored higher

 » Regional connectivity. Projects that directly connect to existing 
regional bikeways scored higher
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Scores for each evaluation criterion were compiled using adjustment 
factors to yield a composite score per project. The score for safety 
need was weighted the highest, and the scores for placemaking, bi-
cycle propensity, and engineering feasibility were weighted the same. 
The scores for previously identified in another plan or city document 
and regional connectivity were both weighted slightly lower, as they 
are less critical factors in bicycle facility prioritization. The evaluation 

criteria and detailed adjustment factors are shown in Appendix A. For 
clarity, the evaluation criteria scores in this chapter are presented as 
Harvey Balls rather than integers. Harvey Balls are pictographic ways 
of representing qualitative or quantitative comparisons in a visual for-
mat. They are circles with five degrees of solid black fill: empty, quar-
ter filled, half filled, three quarters filled, and solidly filled. The more 
filled in a Harvey Ball, the higher ranked or scored the item is.

TABLE 5-6: Recommended Unfunded Bicycle Projects

Rank Project Name Facility 
Type

Previously 
Identified

Placemaking Safety Need Bicycle 
Propensity

Engineering 
Feasibility

Regional 
Connectivity

Composite 
Score

1 18th Street Bicycle Boulevard Class IIIB ● ● ● ◕ ◕ ● ◕
2 8th Street Complete Street 

Improvements
Class II 
Class IIIR

◕ ● ● ● ◕ ◕ ◕

3 Highland Avenue Bike Lanes Class II ● ◕ ● ● ◑ ● ◕
4 F Avenue Bicycle Boulevard Class IIIB ● ● ● ● ◕ ◔ ◕
5 Las Palmas Bicycle Corridor Class IIIR ◕ ◕ ◕ ◕ ● ◑ ◕
6 D Avenue Bicycle Boulevard Class IIIB ◑ ● ● ◑ ◑ ◕ ◑
7 Division Street Cycle Track Class IV ● ◕ ◔ ● ◑ ● ◑
8 30th Street Cycle Track Class IV ◑ ● ◑ ● ◕ ◑ ◑
9 16th Street Bicycle Corridor Class IIIR ● ◕ ◑ ◑ ● ◑ ◑
10 Granger Avenue Bicycle 

Corridor
Class IIIR ● ◕ ◑ ◔ ● ◕ ◑

11 24th Street Complete Street 
Improvements

Class II 
Class IIIB

◕ ◑ ● ◕ ◑ ◑ ◑

12 Hoover Avenue Cycle Track Class IV ● ◑ ◔ ◕ ◑ ● ◑
13 22nd Street Cycle Track Class IV ● ◕ ◕ ◑ ◑ ◔ ◑
14 Harbison Avenue Bicycle 

Corridor
Class IIIR ● ◑ ◔ ◑ ● ◑ ◑

15 Olive Avenue Bike Lanes Class II ● ◕ ◔ ◑ ◑ ◕ ◑
16 D Avenue Bike Lanes Class II ◑ ◔ ◑ ● ◕ ◑ ◑
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TABLE 5-6: Recommended Unfunded Bicycle Projects (Cont.)

Rank Project Name Facility 
Type

Previously 
Identified

Placemaking Safety Need Bicycle 
Propensity

Engineering 
Feasibility

Regional 
Connectivity

Composite 
Score

17 Highland Avenue Complete 
Street Improvements

Class II 
Class IIIR

◕ ◔ ◕ ◑ ◑ ◕ ◑

18 19th Street Cycle Track Class IV ◑ ◔ ◑ ◕ ◑ ● ◑
19 B Avenue Bicycle Boulevard/

Advisory Bicycle Lanes
Class IIIB ● ◔ ◑ ◔ ● ◑ ◑

20 Bay Marina Drive Bike Lanes Class II ● ◔ ◑ ◑ ◑ ◕ ◑
21 Roosevelt Avenue North Bike 

Lanes
Class II ● ◕ ◔ ◕ ◑ ◔ ◑

22 16th Street Bike Lanes Class II ● ◕ ◔ ◔ ◕ ◑ ◑
23 Civic Center Drive Cycle Track Class IV ◕ ◔ ● ◔ ◔ ◕ ◑
24 Roosevelt Avenue South Bike 

Lanes
Class II ◑ ◑ ◔ ◔ ◕ ◔ ◔

25 21st Street Bicycle Corridor Class IIIR ◑ ◔ ◔ ◑ ◕ ◔ ◔
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FIGURE 5-2: Recommended Unfunded Bicycle Projects
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5.3 End of Trip and Support Facilities
Although the recommended network of routes, lanes, and paths will 
go a long way towards achieving the goals of making bicycling a viable 
mode of travel in National City, additional support is required. Support 
facilities and connections to other modes of transportation are essen-
tial components of a bicycle system. Improved bicycle connections 
with public transit will make it easier for residents to get around the 
city and the region while reducing the propensity for automobile use. 
Support facilities, such as bicycle parking racks, showers and lockers for 
employees, and wayfinding further enhance safety and convenience for 
bicyclists and encourage bicycle use. With nearly all utilitarian and many 
recreational bicycle trips, bicyclists need secure, well-located bicycle 
parking. Recent bicycle enhancement projects throughout the city have 
implemented new bicycle racks. However, more secure parking in stra-
tegic locations is needed to enhance the bicycling environment. 

Wayfinding signage enhances the ability to navigate through a region 
and is an important component of multi-modal connections. Bicycle 
wayfinding signs can serve as guides for bicyclists to navigate the 
city’s transportation network and to visually cue motorists that they 
are driving along a bicycle route. The recommended bikeway network 
interacts with city streets at a number of signalized intersections. En-
hancements should be made to ensure that signals will change for bi-
cyclists and give them adequate time to clear the intersection.

5.3.1 Multi-Modal Connections
Improving non-motorized access to transit is an important part of mak-
ing bicycling a part of daily life in National City.  Linking bicycles with 
public transit overcomes barriers such as trip distance, personal safety 
and security concerns, and riding at night, in poor weather, or up hills. 
This link also enables bicyclists to reach more distant locations for both 
recreation and utilitarian purposes.

The 8th Street and 24th Street Stations of the San Diego Trolley are 

located greater than one-quarter mile (which is generally considered 
reasonable walking distance) from key destinations, such as the Pla-
za Bonita Mall. Both stations also have connecting bus service, under-
scoring the importance of providing improved bicycling connectivity 
to greatly increase the potential number of riders with access to bus 
stops and the trolley stations. The existing network includes links to 
the 24th Street Station. The recommended network includes addition-
al links to this station, as well as new bicycle enhancements to connect 
to the 8th Street Station. The recommended network also crosses and 
connects to several major bus corridors, including Highland Avenue, 
Plaza Boulevard, and Euclid Avenue.

Through the 2021 Regional Plan, SANDAG has developed a transpor-
tation vision that includes a mobility hub recommendation in National 
City. Mobility hubs are transportation centers located in smart growth 
areas served by high frequency transit service. They provide an integrat-
ed suite of mobility services, amenities, and technologies that bridge 
the distance between transit and an individual’s origin or destination. 
SANDAG’s Regional Mobility Hub Implementation Strategy identified 
potential mobility hub opportunities at the 8th Street Trolley Station.

As part of the ATP Cycle 6, National City was awarded funding to 
implement the 24th Street Transit Center Connections project. This 
project involves the creation of over two miles of Class IV bikeways, 
curb extensions near Sweetwater High School, new crosswalks with 
shortened crossing distances and surface improvements, signal and 
timing improvements, bicycle signals, road diets, and reconstructed 
ADA-compliant curb ramps. The integrated components of this project 
seek to provide safer, easier, and more convenient active transporta-
tion access and connection to the 24th Street Transit Center, as well as 
the Sweetwater River Trail, Paradise Creek Apartments, and Paradise 
Creek Park. It is expected to be completed in 2028. 

Emerging Mobility and Micromobility

National City is committed to leveraging the continued advancements 
in emerging mobility and micromobility as tools for its smart growth 
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and climate action goals. Emerging mobility and micromobility provide 
additional access to the bicycle network and opportunities for links 
with transit. Encouraging the use of micromobility by developing pro-
grams, facilities, and connected paths will support the overall bicycle 
network. Similarly, integrating emerging mobility into the transporta-
tion network by investigating new technologies and programs can sup-
port alternative and active modes of transportation, such as bicycling.

The city is addressing multi-modal connections in current projects and 
plans. The Homefront to Waterfront Project addresses the need to 
support existing mobility services and incentivize the development 
and use of new mobility options. Some of the recommendations in the 
plan include the creation of mobility hubs/mini hubs that will connect 
transit, rideshare, micromobility services, Neighborhood Electric Ve-
hicles (NEVs), and other bicycle facilities. The vision of these hubs is 
to provide and improve access to transit stops, bicycle parking, and 
micromobility parking, and to include wayfinding, greening, and other 
improvements to enhance the experience at these locations and en-
courage their use. Figure 5-3 illustrates potential intersection and mid-
block hubs.

5.3.2 Parking
During public engagement, community members consistently stated 
that parking and end of trip facilities limit their ability to use bicycles 
for short trips. Most of these short trips involve destinations - such as 
shops, restaurants, or schools – where people must leave their bicy-
cles outside as they spend time inside at the destination. As indoor 
locations generally do not allow bicycles, community members may be 
unable to use their bicycles for trips that are accessible via bikeways 
but do not have bicycle parking infrastructure. Community members 
have noted that bicycle parking facilities would be especially benefi-
cial at private land uses, such as supermarkets, apartment complexes, 

pharmacies, strip malls, and restaurants/fast food locations. This input 
directly correlates with the Transportation Element’s policies T-2.2, 
T-2.4, T-3.3, and T-10.3 as stated in Section 2.5.

National City currently has 76 bicycle racks, as shown in Figure 5-3. 
As more bikeways are implemented, the need for bicycle parking will 
continue to increase. To meet current and future demand, the city 
should increase the number of public bicycle parking facilities by 
30% by 2030.

Bicycle parking location recommendations have been developed 
based upon proximity to land uses that attract bicycle trips, including 
transit hubs and activity centers. The following locations would bene-
fit from new or expanded bicycle parking facilities:

 » Public transit stations, such as the 8th Street and 24th Street Trol-
ley Stations

 » Recreation areas, such as Kimball Park, Las Palmas Park, Pepper 
Park, and El Toyon Park

 » Schools, such as National City Middle School, Sweetwater High 
School, El Toyon School, and Southwestern Community College

 » Commercial/office areas, such as the shopping centers on Plaza 
Boulevard and Sweetwater Road and the Plaza Bonita Mall

 » The Downtown and Westside Specific Plan areas

It is recommended that more secure bicycle parking options, such as 
bicycle lockers, be provided at particularly high-activity locations such 
as transit stations. For guidance on bicycle parking design, installation 
standards, and types of short- and long-term bicycle parking options, 
please refer to Appendix B.
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FIGURE 5-3: Homefront to Waterfront Mobility/Mini Hub Typologies

Source: Homefront to Waterfront plan
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6.1 Design Guidelines
The design guidelines presented hereafter provide an exhaustive 
range of options for bicycle and trail treatments. Design guidelines are 
intended to be flexible and should be applied with professional judg-
ment by designers, planners, and engineers. These guidelines do not 
specify what the city will implement on any given project, but rather 
provide a framework. Specific national and state guidelines are identi-
fied in this document, as well as a compilation of best practices.

The following key principles should be observed:

 » The bicycle and trail network should enhance safety. Bicycle routes, 
pathways, and crossings should be designed, built, and maintained 
to be free of hazards and to minimize conflicts with external fac-
tors such as noise, vehicular traffic, and protruding architectural 
elements.

 » The bicycle and trail network should be accessible. Bicycle routes, 
pathways, and crossings should ensure the mobility of all users by 
accommodating the needs of people regardless of age or ability.

 » The bicycle and trail network should connect to key destinations. 
Convenient connections should be established between homes, 
schools, shopping districts, public services, recreational areas, and 
transit.

 » The bicycle and trail network should be clearly identified and easy 
to use. Bicycle routes, pathways, and crossings should be signed 
and striped such that users can easily find a direct route to a desti-
nation to minimize delays.

 » Bicycle and trail improvements should be economical. Improve-
ments should be designed to achieve the maximum benefit for 
their cost, including implementation and maintenance costs to 
reduce reliance on more expensive, less environmentally friendly 
modes of transportation. Where possible, improvements in the 
public ROW should stimulate, reinforce, and connect with adjacent 
private improvements.

6.1.1 National and State Guidelines/Best Practices

Federal Guidelines

 » American Association of State Highway and Transportation Offi-
cials. (2018). AASHTO Policy on Geometric Design of Highways and 
Streets, 7th Edition. Washington, DC. https://store.transportation.
org/item/collectiondetail/180

 » American Association of State Highway and Transportation Offi-
cials. (2012). AASHTO Guide for the Development of Bicycle Facil-
ities, 4th Edition. Washington, DC.  https://store.transportation.
org/Item/CollectionDetail?ID=116

 » Federal Highway Administration. (2009). Manual on Uniform Traf-
fic Control Devices (MUTCD). Washington, DC.  http://mutcd.fhwa.
dot.gov

 » United States Access Board. (2013). Public Rights-of-Way Acces-
sibility Guidelines (PROWAG). Washington, D.C. https://www.ac-
cess-board.gov/files/prowag/PROW-SUP-SNPRM-2013.pdf

State and Local Guidelines

 » California Department of Transportation. (2020). Highway De-
sign Manual (HDM), Chapter 1000: Bicycle Transportation Design. 
https://dot.ca.gov/-/media/dot-media/programs/design/docu-
ments/chp1000-a11y.pdf 

 » California Department of Transportation. (2018). California Manual 
of Uniform Traffic Control Devices for Streets and Highways, Part 
9: Traffic Controls for Bicycle Facilities https://dot.ca.gov/-/me-
dia/dot-media/programs/safety-programs/documents/ca-mutcd/
rev6/camutcd2014-part9-rev6.pdf

 » California Department of Transportation. (2005) Pedestrian and 
Bicycle Facilities in California: A Technical Reference and Technolo-
gy Transfer Synthesis for Caltrans Planners and Engineers. https://
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dot.ca.gov/-/media/dot-media/programs/safety-programs/docu-
ments/ped-bike/f0018152-technical-reference-a11y.pdf

 » National City Focused General Plan Update (2022). https://www.
nationalcityca.gov/government/community-development/plan-
ning/focused-general-plan-update

 » San Diego Association of Governments (2010). San Diego Region-
al Bicycle Plan.  https://www.sandag.org/-/media/SANDAG/Doc-
uments/PDF/projects-and-programs/bikeways-and-walkways/re-
gional-bike-plan/san-diego-regional-bike-plan-riding-to-2050.pdf

 » San Diego Association of Governments. (2015). Wayfinding Design 
Guidelines. San Diego Regional Bike Network. https://issuu.com/
fehrandpeers/docs/sandag_bikewayfinding_dg

Best Practices  

 » Alta Planning + Design and the Initiative for Bicycle & Pedestrian 
Innovation (IBPI). (2009). Fundamentals of Bicycle Boulevard Plan-
ning & Design. https://nacto.org/wp-content/uploads/2012/06/Al-
ta-and-IBPI.-2009.pdf

 » Association of Pedestrian and Bicycle Professionals (APBP). (2010). 
Bicycle Parking Design Guidelines, 2nd Edition. https://www.apbp.
org/Publications

 » APBP. (2015). Essentials of Bike Parking: Selecting and Installing 
Bike Parking that Works. https://www.apbp.org/assets/docs/Es-
sentialsofBikeParking_FINA.pdf

 » Caltrans. (2018). Complete Streets Elements Toolbox Version 
2.0. https://dot.ca.gov/-/media/dot-media/programs/transpor-
tation-planning/documents/f0020348_complete-streets-ele-
ments-toolbox-a11y.pdf

 » City of Berkeley. (2017). Bicycle Facility Design Toolbox. https://
www.cityofberkeley.info/berkeleybikeplan/

 » City of Chicago and the Pedestrian and Bicycle Information Center 
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ty Effects of Marked Versus Unmarked Crosswalks at Uncontrolled 
Locations. https://www.fhwa.dot.gov/publications/research/safe-
ty/04100/04100.pdf

 » Federal Highway Administration. (2001). Designing Sidewalks and 
Trails for Access. https://www.fhwa.dot.gov/environment/bicycle_
pedestrian/publications/sidewalk2/pdf.cfm

 » United States Access Board. (2014). Accessibility Standards for 
Federal Outdoor Developed Areas https://www.access-board.gov/
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 » Federal Highway Administration. (2015). Separated Bike Lane 
Planning and Design Guide. https://www.fhwa.dot.gov/environ-
ment/bicycle_pedestrian/publications/separated_bikelane_pdg/
page00.cfm

 » Institute of Transportation Engineers Pedestrian and Bicycle Task 
Force. (2002). Innovative Bicycle Treatments. https://trid.trb.org/
view/724395

 » King, Michael, for the Pedestrian and Bicycle Information Center. 
(2002). Bicycle Facility Selection: A Comparison of Approaches. 
Highway Safety Research Center, University of North Carolina – 
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 » Los Angeles County Metropolitan Transportation Authority (Met-
ro). (2014). First Last Mile Strategic Plan and Planning Guidelines. 
http://media.metro.net/docs/First_Last_Mile_Strategic_Plan.pdf

 » Minnesota Department of Transportation. (2020). Bicycle Facility 
Design Manual. http://www.dot.state.mn.us/bike/bicycle-facili-
ty-design-manual.html

 » National Association of City Transportation Officials (NACTO). 
(2014). Urban Bikeway Design Guide. https://nacto.org/publica-
tion/urban-bikeway-design-guide/

 » NACTO. (2017). Designing for all Ages and Abilities: Contextu-
al Guidance for High-Comfort Bicycle Facilities. https://nacto.
org/wp-content/uploads/2017/12/NACTO_Designing-for-All-Ag-
es-Abilities.pdf

 » Rosales, Jennifer. (2006). Road Diet Handbook: Setting Trends for 
Livable Streets. 

 » All bikeway facilities are required, at a minimum, to meet the de-
sign guidelines outlined in the Caltrans Highway Design Manual 
and the California MUTCD. When considering design treatments 
not approved by the California MUTCD or the Highway Design 
Manual, National City must follow the protocol for testing innova-
tive treatments specified by the State.

6.2 The Bicycle as a Design Vehicle
Similar to motor vehicles, bicyclists and their bicycles come in a vari-
ety of sizes and configurations. There are a variety of vehicle types, 
such as conventional bicycles, tandem bicycles, and recumbent bicy-
cles. The behavioral characteristics and comfort levels of the bicyclists 
riding the vehicles also varies. When designing a bicycle facility, consid-
eration should be given to vehicle types and skill levels of the bicyclists 
projected to use the facility.

6.2.1 Physical Dimensions
The operating space and physical dimensions of a typical adult bicyclist 
are shown in Figure 6-1. Clear space is required for the bicyclist to be 
able to operate within a facility. This constraint is why the minimum 
operating width for the facility is greater than the physical dimensions 
of the bicyclist. Although four feet is the minimum acceptable oper-
ating width, five feet or more is recommended. Outside of the design 
dimensions of a typical bicycle there are many commonly used pedal 
driven cycles and accessories that should be considered when plan-
ning and designing bicycle facilities.

Table 6-1 summarizes the typical dimensions for most commonly used 
bicycle design vehicles.

The most common types of bicycles, including tandem bicycles, re-
cumbent bicycles, and trailer accessories are depicted in Figure 6-2 on 
page 68.

FIGURE 6-1: Standard Bicycle Rider Dimensions
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TABLE 6-1: Bicycle as Design Vehicle – Typical Dimensions

Bicycle Type Feature Typical Dimensions

Upright Adult Bicyclist

Physical width 2 ft 6 in

Operating width (Minimum) 4 ft

Operating width (Preferred) 5 ft

Physical length 5 ft 10 in

Physical height of handlebars 3 ft 8 in

Operating height 8 ft 4 in

Eye height 5 ft

Vertical clearance to obstructions (tunnel height, lighting, etc.). 10 ft

Approximate center of gravity 2 ft 9 in to 3 ft 4 in

Recumbent Bicyclist
Physical length 7 ft

Eye height 3 ft 10 in

Tandem Bicyclist Physical length 8 ft

Bicyclist with child trailer
Physical length 10 ft

Physical width 2 ft 6 in

Hand Bicyclist Eye height 2 ft 10 in

Inline Skater Operating width (sweep width) 5 ft
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6.2.2 Design Speed
The speed that various types of bicyclists can be expected to maintain 
under various conditions can also have influence over the design of 
facilities such as shared use paths. Table 6-2 provides typical speeds of 
various types of bicyclists for a variety of conditions.

Bicycle Type Feature Typical Speed

Upright Adult 
Bicyclist

Paved level surfacing 15 mph

Crossing Intersections 10 mph

Downhill 30 mph

Uphill 5-12 mph

Recumbent Bicyclist Paved level surfacing 18 mph

6.2.3 Types of Bicyclists
The skill level of the bicyclist also impacts speeds and behavioral char-
acteristics. There are several systems of classification currently in use 
within the bicycle planning and engineering professions. Classifica-
tion systems are helpful in understanding the characteristics and in-
frastructure preferences of different bicyclists. However, it should be 
noted that classifications may change in type or proportion over time 
as infrastructure and culture evolve. Often, an instructional course can 
instantly turn a less confident bicyclist into one that can comfortably 
and safely share the roadway with vehicular traffic. Bicycle infrastruc-
ture should be planned and designed to accommodate as many user 
types as possible, with particular attention to the least confident us-
ers. Separate or parallel facilities should be considered to provide a 
comfortable experience for the greatest number of bicyclists.

The 2019 FHWA Bikeway Selection Guide identifies the following clas-
sification system for bicycle user types:

 » Highly Confident Bicyclist (Very low percentage of population) – Char-
acterized by bicyclists who generally choose the most direct route to 
a destination, even if it means riding in mixed traffic and/or on road-
ways with higher vehicle speeds and volumes. While these bicyclists 
often enjoy separated bikeways, they may avoid facilities they per-
ceive to be too crowded with pedestrians or slower bicyclists or those 
that would involve deviating from a direct route to their destination.

 » Somewhat Confident Bicyclist (5-9% of population) – This user group 
is typically comfortable riding on most types of bicycle facilities, but 
usually prefer low traffic streets or separated bicycle lanes on high-
er volume streets when available. These riders may tolerate higher 
levels of traffic stress for short periods if it saves them from taking a 
non-direct route.

TABLE 6-2: Bicycle as Design Vehicle – Design Speed Expectations

FIGURE 6-2: Various Bicycle Dimensions
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 » Interested But Concerned (51-56% of population) – This user group 
comprises the majority of the bicycling population and represents bi-
cyclists who have the lowest tolerance for traffic stress. These bicy-
clists tend to generally avoid bicycling except on separated bikeways 
or very low-volume streets with safe crossings.

6.3 Routine Accommodation of 
Bicyclists (Complete Streets)
Bicyclists have legal access to all public streets in National City. While 
this Bicycle Master Plan identifies a specific subset of streets to be des-
ignated as bikeways, many bicyclists will need to use other streets to 

reach their destinations. Therefore, it is important that all roadways be 
designed to accommodate bicyclists. The California Complete Streets 
Act of 2008 (AB 1358) mandates that cities plan for all users of road-
ways:

Commencing January 1, 2011, upon any substantive revision of the circulation 
element, the legislative body shall modify the circulation element to plan for a 
balanced, multimodal transportation network that meets the needs of all users 
of streets, roads, and highways for safe and convenient travel in a manner that is 
suitable to the rural, suburban, or urban context of the general plan.…

For purposes of this paragraph, “users of streets, roads, and highways” means 
bicyclists, children, persons with disabilities, motorists, movers of commercial 
goods, pedestrians, users of public transportation, and seniors.
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FIGURE 6-3: Bicycle Lanes on One Side with Painted Buffer and Parallel Parking (72’ ROW, 60’ Curb to Curb)

FIGURE 6-4: Bicycle Lanes with Angled and Parallel Parking and Painted Buffers on Both Sides (80’ ROW, 64’ Curb to Curb)
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FIGURE 6-5: Bicycle Lanes with Raised Medians on Both Sides (80’ ROW, 64’ Curb to Curb)

FIGURE 6-6: Bicycle Lanes with Parallel Parking and Painted Buffers on Both Sides (80’ ROW, 64’ Curb to Curb)
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FIGURE 6-7: Bicycle Lanes with Painted Buffers on Both Sides and Median (100’ ROW, 80’ Curb to Curb)

FIGURE 6-8: Bicycle Lanes with Parallel Parking on Both Sides (80’ ROW, 48’ Curb to Curb)
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FIGURE 6-9: Bicycle Lanes with Painted Buffers and Parallel Parking on Both Sides (100’ ROW, 64’ Curb to Curb)

FIGURE 6-10: Bicycle Lanes with Parallel Parking on Both Sides and Median (80’ ROW, 60’ Curb to Curb)
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FIGURE 6-11: Bicycle Lanes on One Side with Buffer (80’ ROW, 54’ Curb to Curb)

FIGURE 6-12: Bicycle Lanes on One Side with Buffer (80’ ROW, 48’ Curb to Curb)
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FIGURE 6-13: Multi-Use Path on One Side with Parallel Parking (60’ ROW, 40’ Curb to Curb)

FIGURE 6-14: Bicycle Lanes with Painted Buffers and Parallel Parking on Both Sides, Center Turn Lane (80’ ROW, 64’ Curb to Curb)
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FIGURE 6-15: Bicycle Lanes with Buffers and Parallel Parking on Both Sides, Center Turn Lane (80’ ROW, 64’ Curb to Curb)

FIGURE 6-16: Bicycle Lanes on One Side with Buffer and Parallel Parking (80’ ROW, 68’ Curb to Curb)
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6.4 Community Corridors
National City’s Focused General Plan Update includes a variety of 
roadway types designed to better accommodate pedestrians and bi-
cyclists. Referred to as “Community Corridors,” these roadways repre-
sent complete streets with emphasis on traffic calming, streetscape 
enhancements, and improved walkability/bicycle access. Figure 3-7 on 
page 33 illustrates the Community Corridor network. Figures 6-3 
through 6-16 illustrate options for reconfiguring roadways to enhance 
bicycle access. In many cases, it may be necessary to use minimum trav-
el and turn lane widths in order to accommodate bike lanes. Whether 
or not minimum lane widths are acceptable should be determined on 
a case-by-case basis through sound engineering judgment and analy-
sis of various site-specific factors including traffic speeds, parking de-
mand and turnover, bus and truck volumes, etc.

6.5 On-Street Bicycle Facility Design 
Guidelines
There are a variety of bicycle facilities and treatments available based 
on the desired level of protection or separation from automobile traf-
fic. This section summarizes best practices for on-street bicycle facility 
design.

6.5.1 Facility Selection
There are a variety of techniques for selecting the appropriate type 
of facility or treatment. Roadway characteristics typically considered 
include:

 » Motor vehicle speeds and volumes

 » Presence of heavy vehicles/trucks

 » Roadway width

 » Parking

 » Demand for bicycle facilities/user preference

 » Land use - urban or rural context

Figure 6-17 on page 78 provides guidance from the FHWA’s 2019 
Bikeway Selection Guide for how ADT and auto speed can influence 
preferred bikeway types for a location or corridor. The guide states 
that roads with higher speeds and ADT generally work best with more 
protective bikeways, while shared lanes or bicycle boulevards work 
best on roads with the lowest speeds and ADT. Bicycle lanes are best 
for roads with low speeds and low to moderate ADT, and separated 
bike lanes or shared use paths are best for roads with moderate to 
high speeds and high ADT. Facilities should be chosen based on antic-
ipated comfort levels of less confident bicyclists so that people of all 
abilities are able to comfortably use the bicycle facilities; more protec-
tive facilities than strictly necessary may thus be recommended.

National City developed Bicycle Design Guidelines as part of the 2011 
Bicycle Master Plan . Still relevant and accepted design guidance from 
those guidelines can be found in Appendix B. Designers should refer 
to these design guidelines and the latest guidance from the American 
Association of State Highway and Transportation Officials (AASHTO), 
California MUTCD, NACTO, and other design guidance documents list-
ed in Section 6.1 and are subject to review by the City Engineer.
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FIGURE 6-17: Preferred Bikeway Types Based on ADT and Speed

Chart assumes operating speeds are similar to posted speeds. If they dif-
fer, use operating speed rather than posted speed. Advisory bike lanes may 
be an option where traffic volume is <3K ADT.

Source: Bikeway Selection Guide, FHWA, 2019
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Improvements to bicycle facilities in National 
City should be complemented by programs 
designed to promote and encourage bicy-
cling. The following narrative presents recom-
mendations for education, encouragement, 
enforcement, and evaluation programs in-
tended to promote bicycling and encourage 
the use of the infrastructure improvements 
set forth in the National City Bicycle Master 
Plan. These programs were originally devel-
oped in National City’s 2011 Bicycle Master 
Plan; as their implementation is still critical 
for the city today, they have been reviewed 
for inclusion in the 2022 Bicycle Master Plan 
Update.

7.1 Safe Routes to School 
Toolkit
SRTS is a program with a simple goal: help-
ing more children get to school safely by 
walking and bicycling. Envision active kids 
using safe streets, helped by engaged adults 
(from teachers to parents to police officers), 
surrounded by responsible drivers. SRTS pro-
grams use a variety of strategies to make it 
easy, fun, and safe for children to walk and 
bicycle to school. These strategies are often 
called the “Six Es:”

Engagement: strategies to listen to stu-
dents, families, teachers, and school leaders 
and working with existing community organi-
zations to build engagement opportunities.

Equity: strategies to ensure that SRTS initia-
tives are benefiting all demographic groups, 
with particular attention to ensuring safe, 
healthy, and fair outcomes for low-income stu-
dents, students of color, students of all gen-
ders, students with disabilities, and others.

Education: programs designed to teach chil-
dren about traffic safety, bicycle and pedes-
trian skills, and traffic decision-making.

Encouragement: programs that make it fun 
for kids to walk and bicycle. These programs 
may be challenges, incentive programs, reg-
ular events (e.g., “Walk and Bike Wednes-
days”), or classroom activities.

Engineering: physical projects that are built 
to improve walking and bicycling conditions.

Evaluation: strategies to help understand 
program effectiveness, identify improve-
ments, and ensure program sustainability.

Who is This Toolkit For?

National City supports and encourages com-
munity partners and school districts to use 
this SRTS Toolkit to implement broader safe-
ty initiatives around schools. This Toolkit is 
for any adult who wants to improve traffic 
safety and air quality around schools, help 
children be more physically active and “ready 
to learn,” and improve our neighborhoods. 
Whether you are a parent, teacher, school 
administrator, neighbor, public health pro-
fessional, city staff, or a city official, this Tool-
kit will provide you with facts and figures, as 

Students enjoy the walk to school

A young student gets some exercise on his way 
home from school
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well as ideas, inspiration, and proven tech-
niques. This Toolkit covers the Why, Who and 
How of SRTS.

History of the Safe Routes to School 
Movement

Based on the success of programs in New York, 
California, and Florida, SRTS became a nation-
wide effort in 2005, when Congress included a 
national SRTS program in the reauthorization 
of federal highway legislation. The program dis-
tributed $612 million in dedicated SRTS funds 
around the nation. As a result, every state has 
a SRTS coordinator and a grant program. The 
movement developed from a staggering de-
cline over time in the proportion of schoolchil-
dren walking and bicycling to school. In 1969, 
over 40% of schoolchildren walked or bicycled 
to school. Today, that number has dropped 
to almost 11%.1 As fewer kids bicycled and 
walked, more were bused and, increasingly, 
driven to school. Furthermore, children suffer 
from a variety of problems related to physical 
inactivity, and over 25% of morning rush-hour 
traffic is parents driving children to school. 
Traffic safety and air quality have declined near 
schools. In the 1970s and 1980s, numerous Eu-
ropean and British communities began to no-
tice that children were no longer walking and 
bicycling to school. The first SRTS programs 

1 McDonald, N. (2007). Active Transportation 
to School: Trends Among U.S. Schoolchildren, 
1969‐2001. American Journal of Preventative Medi-
cine. 32(6) 509‐516; National Household Travel Survey 
(2017).

Students learn pedestrian safety lessons

inspired similar programs in Australia, Canada, 
and the United States. In the US, the first SRTS 
programs were implemented in New York City, 
Florida, Marin County (CA), and Arlington (MA).

Benefits of Walking and Bicycling to 
School

Active kids are healthy kids, and walking or 
bicycling to school is an easy way to make 
sure that children get daily physical activity. 
Benefits to children include:

 » Increased physical fitness and cardiovas-
cular health

 » Increased ability to focus on school

 » A sense of independence and confidence

SRTS also benefits neighborhoods:

 » Improved air quality as fewer children are 
driven to school

 » Decreased crashes and congestion as 
fewer children are driven to school

 » More community involvement as parents, 
teachers, and neighbors get involved and 
put “eyes on the street”

Schools also benefit: 

 » Fewer discipline problems because chil-
dren arrive “ready to learn”

 » Fewer private cars arriving to drop off 
and pick up children
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 » Opportunities to integrate walking, bicycling and transportation 
topics into curriculum (e.g. “Walk & Bike Across America,” mapping 
lessons, graphs and charts of distance walked or biked)

7.1.1 Overview of National City’s Existing Efforts
In the early 2000s, National City partnered with the National School 
District, Sweetwater Union High School District, school principals, 
parents, volunteers, and community organizations to create a SRTS 
Program Task Force. The initial goal of the Task Force was to identify 
barriers between school zones and feeder neighborhoods that pre-
cluded many children from walking to school. These meetings provid-
ed direction for city engineers and planners to collect data, perform 
site evaluations and develop projects to create safe walking corridors. 
The efforts of the Task Force led to the completion of a number of 
engineering related improvements near schools to improve walking 
and bicycling conditions for school children. These improvements in-
clude the installation of vehicle speed feedback signs and flashing 
beacon combination units, vehicle speed feedback sign trailer units, 
pole-mounted flashing beacons, in-roadway lighted crosswalk sys-
tems, pedestrian countdown signal modules at intersections, school 
zone signing and striping enhancements, traffic calming bulb-outs and 
pedestrian refuge islands at school crosswalks, and pedestrian ramp 
and sidewalk improvements for schools citywide.

More recently, National City has also completed the Coolidge Avenue 
SRTS project and the Paradise Valley Road SRTS project, as well as a 
project with improvements focused in the western portion of the city. 
The Coolidge Avenue SRTS project, completed in 2014, implemented 
enhanced crosswalks with high intensity signing and striping, wider 
sidewalks and pedestrian curb ramps, new lighting and landscaping, 
traffic calming measures such as corner bulb-outs, and decorative 
benches and bike racks. The Paradise Valley Road SRTS project, com-
pleted in 2016, implemented a new sidewalk, curb and gutter, and 
lighting along the west side of Paradise Valley Road between E. 8th 
Street and E. Plaza Boulevard to provide a gap closure along this key 
walking route to/from Ira Harbison Elementary School.

Example of a permanent radar speed feedback sign

The most recent SRTS project, completed in 2023, focused on ad-
dressing pedestrian barriers. It implemented high visibility continental 
crosswalks, ADA-accessible ramps with truncated domes, pedestrian 
crosswalk signs, and sidewalk replacement at locations near several 
elementary schools and Granger Junior High School.

Remaining planned infrastructure improvements include traffic 
calming and streetscape enhancements along various corridors near 
schools throughout the city. In order for the SRTS efforts in National 
City to be well-rounded and as robust as possible, infrastructure im-
provements should be complemented with school, local agency, and/
or parent-led efforts in the other five “Es:” engagement, equity, educa-
tion, encouragement, and evaluation. The following Toolkit provides 
ideas and resources for implementing programs that will give parents 
and schoolchildren the information, confidence, and encouragement 
they need to make walking and bicycling to school a reality.
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7.1.2 Engagement
At its core, engagement is a relationship building exercise that begins 
with listening. Engagement takes a longer-term approach to provid-
ing opportunities for all viewpoints to be heard, and factors this into 
decision making in meaningful ways. All SRTS programs should begin 
with listening to and asking questions of students, families, teachers, 
school leaders, and community organizations. Robust community en-
gagement is important to ensuring successful SRTS initiatives and can 
lead to:

 » More vibrant, creative programs. Diverse perspectives, cultures, and 
upbringings are things to be celebrated and highlighted in SRTS pro-
gramming, not managed or incorporated into mainstream culture.

 » Increased inclusivity and participation among the entire school 
community. When various perspectives are involved and listened 
to and programs grow, develop, and evolve with different lived ex-
periences in mind, programs feel more accessible to people from 
all walks of life.

 » Stronger buy-in, community champions, and ownership of chang-
es. When community members are involved early in the process, it 
leads to a greater sense of ownership of a project or outcome.

 » Stronger, more trusting relationships with the community that will 
benefit not only your SRTS program, but can lay the groundwork 
for lasting partnerships and lead to mutual support for future ef-
forts.

 » Using resources more efficiently and effectively. By involving com-
munity members’ perspectives early on, your program and com-
munity can avoid spending money on solutions that do not meet 
the community’s actual needs.

Community Engagement Strategies

A comprehensive engagement strategy includes efforts to:

 » Make space. Invite members of the community to participate in 
SRTS planning and programming and actively prepare a space 
for them on your team. As you extend invitations to community 
members, be clear about how their perspective will inform the out-
comes of the project and explain how you are prepared to offer 
mutual support for shared community goals.

 » Step back. Recognize that sometimes, despite passion, content 
expertise, and experience, you are not the best person to lead a 
conversation or activity in or with a particular community. It can be 
more effective and respectful to let others with authentic ties to 
a particular community or neighborhood lead conversations, plan-
ning processes, and even programming.

 » Show up for issues not related to SRTS. Attend meetings of com-
munity organizations, even when they are considering issues not 
relevant to SRTS, to listen, understand needs, assist with their 
needs, and build relationships. Ask for input about SRTS at existing 
community meetings and events so you aren’t requiring people to 
attend another meeting to share their thoughts.

 » Collaborate. Commit to making collaborative decisions with the in-
put and full voice of community members.

 » Share (or relinquish) decision making power. Give community 
members the decision-making authority to chart the course of 
SRTS plans and programs and effectuate change in community.

 » Value differences. People experience life differently, and all lived 
experiences are valid. True community engagement aims to recog-
nize, validate, and plan for the breadth of lived experiences rather 
than attempt to amalgamate them.

Page 1732 of 1838



84 City of National City Bicycle Master Plan

 » Invest for the long run. Make investments that go beyond gifts and 
incentives. For example, provide skill development training and fi-
nancing for joint community initiatives, share materials and sup-
plies that can be used for other types of community events, etc.

Engagement Resources

The Safe Routes Partnership is a national nonprofit organization work-
ing to advance safe walking and rolling to and from schools and in ev-
eryday life, improving the health and well-being of people of all races, 
income levels, and abilities, and building healthy, thriving communities 
for everyone. The Safe Routes for Youth Toolkit2 provides strategies 
for engaging teens, building innovative partnerships, and designing 
and implementing programs. The Safe Routes Partnership Community 
Engagement Cards3 are a collection of arts-based activities that can be 
used during engagement events to spark creativity and foster commu-
nity. Cards give instructions for implementing a creative community 
engagement activity and are meant to be easily adapted to meet the 
needs of participants.

Engagement in the Six “Es”

Engagement is the foundation on which all SRTS programs should be 
built. Meaningful engagement will inform the remaining five “Es:”

Equity: a diverse and robust engagement program provides a lens into 
the lived experiences and perspectives of others and helps to ensure 
that a SRTS program supports safe, healthy, and fair outcomes for stu-
dents of color, students of all genders, students with disabilities, and 
others.

2 Safe Routes Toolkit: https://www.saferoutespartnership.org/sites/default/files/re-
source_files/safe_routes_for_youth_engaging_teens_in_vision_zero_final_web.pdf
3 Safe Routes Partnership Community Engagement Cards: https://www.safer-
outespartnership.org/healthy-communities/safe-routes-engagement-cards#:~:tex-
t=Weather%20Photo%20Contest-,Safe%20Routes%20Community%20Engage-
ment%20Cards,in%20a%20variety%20of%20settings.

Education: in addition to safety education for students, SRTS programs 
should consider the best ways to educate the community, reaching 
them where they are and in the languages they speak.

Encouragement: students of color, with disabilities, and of varying 
sexualities and genders should see themselves represented in encour-
agement efforts. Leaders of these communities should be invited to 
participate or lead these efforts.

Engineering: proposed engineering changes should serve all popu-
lations, being mindful of changes that may inadvertently affect cer-
tain populations’ ability to reach critical services, and prioritizing areas 
most in need of improvements.

Evaluation: the community should be involved in identifying evalua-
tion methods and how to measure program success.

Students help with a Share the Road campaign
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7.1.3 Equity
A focus on equity is a key component of sup-
porting the creation of healthy, thriving com-
munities for people of all ages, races, ethnic-
ities, incomes, and abilities. The addition of 
this E to the SRTS strategies in recent years 
helps to ensure that underserved communi-
ties and schools can advance SRTS.

Practices to Promote Equity

Selection of Schools

Children from low-income families are more 
likely to walk to school, but often face poor-
er infrastructure and more safety challenges 
on their route to school. SRTS programs have 
the potential to advance equity in commu-
nities but must recognize their potential to 
exacerbate disparities if investments are not 
prioritized in low-income communities or de-
signed to serve the needs of different demo-
graphic groups.

The 2019 National Program Assessment Re-
port found that 60% of SRTS programs indi-
cated they work with schools that express 
interest in the program.4 Using expressed 
interest as a selection factor may lead to in-
creased disparities if more affluent schools 
are targeted because they have more knowl-
edge of and ability to engage with these pro-
grams. Selection should include factors that 

4 National Program Assessment Report: https://www.
saferoutespartnership.org/sites/default/files/re-
source_files/national_srts_census_report_final.pdf

advance equity and address communities 
with the most need, such as economic fac-
tors.

Targeted Engagement and Programming

A targeted approach is an important tool to 
encourage participation by a range of demo-
graphic groups. Engaging a diverse group of 
community members as part of the engage-
ment strategies can help to promote activi-
ties for underserved groups and identify spe-
cific needs of different groups.

Reduce Barriers to Participation

Accessible infrastructure and tools should 
meet the needs of all individuals to allow for 
greater participation. Strategies can include 
providing students with free or low cost re-
sources such as bicycles - including adaptive 
bicycles to allow students of all abilities and 
experiences to participate - helmets, locks, 
and skills classes and other educational tools. 
Ensuring that all materials are translated into 
languages that meet the needs of the com-
munity is also important for expanding the 
reach of SRTS programs and breaking down 
barriers to participation.

7.1.4 Education
SRTS refers to a variety of multi-disciplinary 
programs aimed at increasing the number 
of students walking and bicycling to school. 
Education programs are an essential compo-
nent of a SRTS program. Education programs 
generally include outreach to students, par-

Bicycle safety education

Safe Crossing Lesson
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ents and guardians, and motorists. Students 
are taught bicycle, pedestrian, and traffic 
safety skills. Parents and motorists receive 
information on transportation options and 
driving safely near schools.

7.1.5 Safety Education
Pedestrian and bicycle safety education 
aims to ensure that each child understands 
basic traffic laws and safety rules. Pedestri-
an safety education teaches children basic 
traffic safety rules, sign identification, and 
decision-making tools. Pedestrian training is 
typically recommended for first and second 
graders and teaches basic lessons such as 
“look left, right, and left again,” “walk with 
your approved walking buddy,” “stop, look, 
and listen,” and “lean and peek around ob-
stacles before crossing the street.” Trained 
safety professionals can administer pedes-
trian safety in the classroom or physical edu-
cation class. Classroom teachers may use es-
tablished pedestrian safety curriculum, such 
as the curriculum taught by The Street Trust5 
to make sure children know how and where 
to walk and cross the street.

The San Diego County Bicycle Coalition pro-
vides a number of bicycle education resourc-
es for students of all ages.6 Their Elementary 
Safety Assembly is geared for grades K-3 and 

5 Bicycle Transportation Alliance safety courses: 
https://www.thestreettrust.org/bicycle-safety
6 San Diego County Bicycle Coalition: https://sdbikeco-
alition.org/classes-workshops/

covers the basics of pedestrian and bicycle 
safety, including a helmet fitting demon-
stration, bicycle safety talk, pedestrian safe-
ty talk, and interactive intersection crossing 
demonstration involving bicycles and pe-
destrians. The middle and high school work-
shops address the basics of riding a bicycle, 
including laws, bicycle handling tips, bicycle 
maintenance, sustainability, and health.

Safe Moves7 is a local resource in pedestrian 
and bicycle safety education for children. This 
resource develops and provides a variety of 
programs, including bicycle safety seminars 
and rodeos, lesson plans uniquely designed 
for each age group and grade level, parent 
education, and public awareness campaigns.

Bicycle Rodeos

Bicycle Rodeos are family-friendly events 
that incorporate a bicycle safety check, hel-
met fitting, instruction about the rules of 
the road, and an obstacle course. Adult vol-
unteers can administer rodeos or they may 
be offered through the local Police or Fire 
Department. Bicycles rodeos can be incorpo-
rated into health fairs, back to school events, 
and Walk and Bike to School days. Rodeos 
also provide an opportunity to check chil-
dren’s bicycles and instruct them on proper 
helmet use.

7 Safe Moves: https://safemoves.org/

School Zone Traffic Safety Campaign

A School Zone Traffic Safety Campaign cre-
ates awareness of students walking and bi-
cycling to school. A safety campaign is an ef-
fective way to reach the general public and 
encourage drivers to slow down and look for 
students walking and bicycling to school. A 
School Zone Traffic Safety Campaign uses 
signs and banners located near schools (for 
example, in windows of businesses, yards of 
people’s homes, and print publications) to re-
mind drivers to slow down and use caution 
in school zones. This campaign can be kicked 
off at the start of each school year or in con-
junction with special events, such as Walk 
and Bike to School Month, which takes place 
in October. Banners and signs can be effec-

Bus safety campaign

Page 1735 of 1838

https://www.thestreettrust.org/bicycle-safety
https://sdbikecoalition.org/classes-workshops/
https://sdbikecoalition.org/classes-workshops/
https://safemoves.org/


City of National City Bicycle Master Plan  87 Chapter 7: Recommended Programs

tive tools to remind motorists about traffic 
safety in school zones. Large banners can be 
hung over or along roadways near schools 
with readable letters cautioning traffic to 
slow down, stop at stop signs, or watch for 
students in crosswalks with memorable mes-
sages such as: “Give Our Kids a Break,” and 
“Drive 25, Keep Kids Alive.”

Bus Safety Campaign

Many schools use buses to transport students 
who are too far away to walk to school. School 
buses are large and restrict sight lines for driv-
ers, pedestrians, and bicyclists. It is difficult 
for drivers and students to see each other 
around school buses. Schools can implement 
a bus safety campaign that reminds students 
to walk and ride cautiously around buses and 
to wave and communicate to the bus driver.

7.1.6 Encouragement
Encouragement programs focus on bringing 
the fun back to walking and bicycling while 
increasing public awareness of the benefits 
of walking and bicycling to school. Events 
and activities help increase the number of 
students walking and bicycling to school. The 
activities often include a variety of special 
events and contests, outreach campaigns, 
and presentations to school and commu-
nity groups. Encouragement programs can 
be used to educate parents, school person-
nel, students, and the community about the 

health and safety benefits of a successful 
SRTS program. Encouragement programs 
do not need much funding but their success 
depends on a school champion or group of 
volunteers for sustained support.

Walk and Bike to School Day/Week/
Month

Walk and Bike to School Day/Week/Month 
are special events encouraging students to 
try walking or bicycling to school. The most 
well-known of these events is Internation-
al Walk to School Day, a major annual event 
that attracts millions of participants in over 
40 countries in October. Walk and Bike to 
School Days can be held yearly, monthly, or 
even weekly, depending on the level of sup-
port and participation from students, par-
ents, and school and local officials. Some 
schools organize more frequent days – such 
as weekly Walking/Wheeling Wednesdays 
or Walk and Roll Fridays – to give people an 
opportunity to enjoy the event on a regular 
basis. Parents and other volunteers accom-
pany the students and staging areas can be 
designated along the route to school where 
groups can gather and walk or bicycle togeth-
er. These events can be promoted through 
press releases, articles in school newsletters, 
and posters and flyers for students to take 
home and circulate around the community.

Information about International Walk to 
School Day can be found at: http://www.
walkbiketoschool.org/.

Suggested Route to School Maps

Suggested Route to School maps show stop 
signs, signals, crosswalks, sidewalks, trails, 
overcrossings, paseos, and crossing guard lo-
cations around a school. These maps can be 
used by families to identify the best way to 
walk or bicycle to school. Cities and school 
districts sometimes cite liability concerns as 
reasons to not publish walking route maps. 
While no walking route will ever be com-
pletely free of pedestrian safety concerns, 
a well-defined walking route should provide 
the greatest physical separation between 
walking students and traffic, expose stu-
dents to the lowest traffic speeds, and have 
the fewest roadway crossings.

Walk and Bike to School Day celebrations
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Friendly Walking/Bicycling Competitions (Incentive 
Programs)

Contests and incentive programs reward students by tracking the 
number of times they walk, bicycle, carpool, or take transit to school. 
Contests can be individual, classroom competitions, or inter-school 
competitions. Local businesses may be willing to provide incentive 
prizes for these activities. Students and classrooms with the highest 
percentage of students walking, bicycling, or carpooling compete for 
prizes and “bragging rights.” Small incentives, such as shoelaces, stick-
ers, and bicycle helmets, can be used to increase participation. It can 
also be effective to allow different grades and schools (high school 
vs. grade school vs. middle school) to compete against each other in a 
mobility challenge.

Each of the examples of programs below can be modified for students 
who live too far away from school to walk or bicycle. Modification can 
include walking or bicycling at lunch time or gym class. Students can 
also count miles walked or bicycled with parents and guardians out-
side of the school day. Examples of walking and bicycling competitions 
include:

On-campus walking clubs (mileage clubs) - Children are issued tally 
cards to keep track of “points” for each time they walk, bicycle, bus, 
or carpool to or from school. When they earn a specified number of 
points, they get a small prize and are entered in a raffle for a larger 
prize. At the end of the school year, there is a drawing for major prizes.

Pollution Punchcard - This year-round program is designed to encour-
age school children and their families to consider other options for 
getting to school, such as bicycling, walking, carpooling, and public 
transportation. Every time a student walks, bicycles, or carpools to 
school, a parent volunteer or school representative stamps or punches 
the card. Students receive a reward when the punch card is complete.

Walk and Bike Challenge Week/Month - This month-long encourage-
ment event is generally held in conjunction with National Bike Month 

Example of a Pollution Punchcard

Source: Pollution Punch Card Program Guidebook, Sonoma County Safe Routes 
to School,2015.

Example of a Frequent Rider Miles sheet
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in May. Students are asked to record the number of times they walk 
and bicycle during the program. The results are tallied and competing 
schools or classrooms compare results. Students who are unable to 
walk or bicycle to school because they live too far away can participate 
by either walking during a lunch or gym period or getting dropped off 
near the school and walking with their parents the last several blocks.

Golden Sneaker Award - Each class keeps track of the number of times 
the students walk, bicycle, carpool, or take the bus to school and com-
piles these figures monthly. The class that has the most participation 
gets the Golden Sneaker Award. The award can be created by taking a 
sneaker, mounting it to a board like a trophy, and spray painting it gold.

Walk Across America/California/Pacific Crest Trail - This is a year-
round program and is designed to encourage school children to track 
the number of miles they walk throughout the year. Students will be 
taught how to track their own mileage through learning about how 
many steps or blocks are in a mile and will also learn about places in the 
United States on their way. Teacher or volunteer support is required. 
Each of these programs can use incentives to increase participation 
and reward the students for their efforts. Examples of incentives in-
clude:

 » Shoelaces

 » Dog tags

 » Pedometers

 » Reflective zipper pulls

 » Bicycle helmets

 » Raffle tickets for a bicycle from a local bicycle shop

 » Early dismissal

 » Extra recess time

 » Pizza parties

Physical activities before school are part of the friendly competition

Bicycles around a school campus
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Back-to-School Blitz

Families set transportation habits during the 
first few weeks of the school year, and many 
families are not aware of the many transpor-
tation options available to them. As a result, 
most families will develop the habit of driv-
ing to school. A “Back to School Blitz” can be 
used at the beginning of the school year to 
promote bus, carpool, walking, and bicycling 
as school transportation options. The “Back 
to School Blitz” includes many of the other 
programs in this Toolkit, including Suggested 
Route Maps, articles in school newsletters, 
and encouragement activity. A packet can 
also be given to each family containing infor-
mation about school transportation options, 
such as:

 » Cover letter signed by the principal en-
couraging parents to create transporta-
tion habits with students that promote 
physical activity, reduce congestion, in-
crease school safety, and improve air 
quality

 » School transportation maps or suggest-
ed routes to school maps that include 
bicycling and walking routes, transit and 
school bus stops, drop-off and parking ar-
eas, and bicycle parking locations

 » Transit schedules

 » Pledge forms about reducing the num-
ber of times that families drive to school; 

entries go into a raffle for a prize donat-
ed by local businesses

In addition to the packet, the following strat-
egies can be included:

 » Table at back-to-school night with ma-
terials and trained volunteers who can 
answer questions about transportation 
issues

 » Post “schoolpool map” showing all stu-
dent households as dots; parents then 
check the corresponding school direc-
tory listing to see families located in 
their neighborhood who are interested 
in walking, bicycling, and carpooling to 
school together. Only families who opt 
into the directory are listed

 » Article in first school newsletter about 
transportation options and resources

 » Enforcement activities, such as school 
zone speed and crosswalk enforcement

 » Strict enforcement of parking poli-
cies during first month of school (and 
throughout the year if possible)

Stop and Walk

This year-round campaign is designed to en-
courage parents to stop several blocks from 
school and walk the rest of the way to school. 
Not all students are able to walk or bicycle 
to school. They may live too far away from 

A schoolpool map from Marin County shows area 
neighborhoods and student household locations

Students show their coloring job of a street scene
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school to walk or their route to school may include hazardous traffic 
situations, such as a high-speed arterial road with limited crossing op-
portunities. This type of campaign is used to allow students who are 
unable to walk or bicycle to school a chance to participate in school 
walking programs. It also helps reduce traffic congestion at the school.

The program can be included as a part of other encouragement activ-
ities, such as the Golden Sneaker Award, Walk Across California, and 
the Mileage Clubs. An additional benefit to implementing a “Stop and 
Walk” program is reduced traffic volume directly surrounding a school. 
Reducing the number of motor vehicles in the school environment in-
creases traffic safety and encourages walking and bicycling to school.

Walking School Buses

Parents and guardians often cite distrust of strangers and the dan-
gers of traffic as reasons why they do not allow their students to walk 
to school. Walking school buses are a way to make sure that children 
have adult supervision as they walk to school. Walking school buses 
are formed when a group of children walk together to school and are 
accompanied by one or two adults (usually parents or guardians of 
the children on the “bus”). As the walking school bus continues on the 
route to school they pick up students at designated meeting locations. 
Walking school buses can be informal arrangements between neigh-
bors with children attending the same school or official school-wide 
endeavors with trained volunteers and structured meeting points with 
a pick-up timetable. A walking school bus “how to” guide is available 
om the National Center for Safe Routes to School.8

8 National Center for Safe Routes to School “how to” guide: http://www.pedbikeinfo.
org/pdf/SRTSlocal_WalkingSchoolBus_guide.pdf

Students participate in a walking school bus

Students participate in a bicycle train
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Bicycle Trains

A bicycle train is very similar to a walking school bus. Groups of stu-
dents accompanied by adults bicycle together on a pre-planned route 
to school. Routes can originate from a particular neighborhood or, in 
order to include children who live too far to bicycle, begin from a park, 
parking lot, or other meeting place. They may operate daily, weekly, 
or monthly. Bicycle trains help address parents’ concerns about traffic 
and personal safety while providing a chance for parents and children 
to socialize and be active. Bicycle trains are best suited for older stu-
dents who have undergone bicycle safety training. Helmets and par-
ent waivers should be required before participating in a bicycle train.

7.1.7 Engineering Tools
The environment near the school is often a determining factor when 
a parent or guardian decides whether or not to allow their child to 
walk or bicycle to school. There are a variety of engineering solutions 
available to enhance pedestrian and bicyclist safety and comfort near 
schools. Engineering improvements are implemented to slow cars, 
increase the visibility of students walking and bicycling, and make it 
easier for students to cross the street. While some engineering efforts 
can be costly, many, such as posting signs and striping crosswalks or 
bicycle lanes, are relatively inexpensive.

Lower-Cost Pedestrian and Bicycle Safety Enhancements

Designated on-street bicycle facilities can provide a space for older or 
more experienced children to bicycle on the street. Pedestrian and bi-
cycle safety improvements include:

Bicycle Lanes and Routes

A Bicycle lane is a striped portion of the roadway that designates an 
area specifically for bicyclists, making them more visible to motorists. 
Bicycle lanes are better suited for older and more experienced chil-
dren who have learned the skills needed for bicycle handling, avoiding 
road hazards, and following the rules of the road. Bicycle lanes can be 

Example of a bulb-out at an intersection

Bicycle Lanes
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striped on any street that meets the width 
requirements and has the characteristics of 
a good bicycle route. Bicycle routes provide 
for shared use of the travel lane with motor 
vehicles and are identified by signage and/or 
shared lane markings only.

Secure Bicycle Parking 

Providing a secure and convenient location 
for bicycle parking is one way to help encour-
age more children to bicycle to school. Good 
bicycle parking is located conveniently (near 
the school entrance, for example), and pro-
tects bicycles from vandalism/theft, damage, 
and weather. 

High-Visibility School Zone Signage 

Signs inform street users about what to ex-
pect from the street surroundings. School 
zone signs notify motorists that they are 
entering an environment where there are 
vulnerable road users such as children. The 
city is required to follow guidelines listed in 
the California MUTCD when installing signs. 
Key school zone sign assemblies include the 
School Warning, School Crosswalk Warning, 
School Speed Limit, and School Advance 
Warning. One way of increasing the visibility 
of school area signage is through the use of 
fluorescent, yellow-green signs.

Sidewalks

Sidewalks create a designated space for pe-
destrians. A complete sidewalk network is an 
important component of the transportation 

system for students. An incomplete sidewalk 
network or sidewalks in disrepair create a 
hazard for students walking and bicycling 
and may force students to walk in the road-
way.

Trails and Paseos

Trails, pathways, and paseos are often 
viewed as recreational facilities, but they can 
also serve an important function as a walking 
and bicycling corridor to school. Multi-use 
pathways and paseos are designed to serve 
both bicyclists and pedestrians and provide 
additional width over a standard sidewalk. 
Pathways may be constructed adjacent to 
roads, through parks or open space areas, 
along creeks, or along linear corridors, such 
as abandoned railroad lines. Regardless of 
the type, pathways constructed next to the 
road should have some type of buffer to sep-
arate the path area from the adjacent travel 
lane.

High-Visibility Crosswalk Striping

High-visibility striping makes crosswalks 
more noticeable to motorists. According to 
the California MUTCD, crosswalks located on 
roads within a certain distance of a school 
may be painted yellow. Several different 
crosswalk striping patterns can be used – the 
most common types of crosswalk striping 
patterns are shown in the diagram to the 
right. The standard crosswalk striping pat-
tern consists of two parallel lines, called the 
“transverse” pattern. A number of “high-visi-
bility” patterns are also available, such as the 

High-visibility school zone signs

Sidewalk near school

High-visibility crosswalk striping
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ladder, zebra, and continental patterns, which add bars for increased 
visibility. High-visibility markings should be considered for all high-vol-
ume crossings near schools, as well as where the conditions warrant an 
increased visibility marking (e.g. a mid-block location). Standardizing 
crosswalk markings helps both motorists and pedestrians recognize 
designated crossings.

Pedestrian-Scale Lighting

Safe sidewalks are essential components of good pedestrian envi-
ronments, and well-lit environments convey a feeling of comfort and 
safety, particularly at night. Lighting should illuminate the sidewalk 
and roadway crossings to increase pedestrian visibility. Lighting is also 
an important element for multi-use pathways, at underpasses, and 
at other isolated locations. Lower-level pedestrian-scale lights can be 
mounted separately or on typical street light poles to extend over the 
sidewalk to increase pedestrian visibility to road users and enhance vis-
ibility along the walking path.

Advance Stop Bars and Yield Lines at Mid-Block Crosswalks

Advance stop bars and yield lines enhance pedestrian safety by 
prompting motor vehicles to stop/yield well in advance of marked 
crosswalks, thereby providing a clearer line of sight to pedestrians en-
tering the crosswalk. Without an advance stop bar or yield line, drivers 
may decide to stop right at the crosswalk, which may obstruct visibil-
ity for vehicles traveling in the inside lane of a multi-lane roadway, in-
creasing the possibility of a vehicle-pedestrian collision. Stop bars are 
used at signalized mid-block crosswalks and should be accompanied 
by a “Stop Here for Pedestrians” sign. Yield lines, also known as “shark 
teeth” due to their triangular shape, are used at unsignalized/uncon-
trolled mid-block crosswalks and should be accompanied by a “Yield 
Here to Pedestrian” sign. Advanced stop bars and yield lines should be 
placed between 20 and 50 feet in advance of the crosswalk based on 
roadway conditions.

Advance Stop Bars

Example of a countdown signal head
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Traffic Signal Enhancements

Pedestrian Countdown Signals

Pedestrian countdown signals provide pedestrians information about 
how much time they have left to cross the street. Young pedestrians 
are still learning the skills needed to be a safe pedestrian. Without 
proper information, a flashing hand can confuse some child pedes-
trians and lead to running in the crosswalk in order to complete the 
crossing before the signal changes. Countdown signals help children 
make good decisions about whether or not to enter the crosswalk by 
displaying to them how much time they have left to cross the street.

Leading Pedestrian Interval

A Leading Pedestrian Interval (LPI) is an option that can be added to a 
traffic signal. An LPI gives pedestrians a walk signal before the motor-
ists get a green light, which makes pedestrians more visible to motor-
ists and therefore makes motorists more likely to yield to them. 

Pedestrian-Only Signals 

One type of pedestrian-only signal is called a HAWK (High-intensity 
Activated Crosswalk). It can be used at midblock crossings with high 
pedestrian volumes or at intersections that do not already have a traf-
fic signal. Pedestrians use a push button to activate the warning signal 
and motorists receive a flashing red light and then a solid red light. 
When the motorists have a solid red light, pedestrians then see a white 
“walk” symbol, letting them know they are allowed to cross the street. 
After pedestrians have finished crossing the street, motorists then re-
ceive a blinking red light that lets them know that they may proceed 
when safe. The HAWK signal has been implemented in a number of 
cities and is included in the federal and California MUTCD guidelines 
for pedestrian traffic signals.

Loop Detectors/Video Detectors for Bicycles 

Where a minor road crosses a major road at a signalized intersection, 
the light on the minor road will turn green when a vehicle is present 

if proper detection has been installed. Often, the devices that detect 
vehicles (loop detectors or video detectors) don’t detect smaller ob-
jects, like bicycles. These devices should be calibrated to detect bicy-
clists. Loop detectors are in-pavement devices used at intersections 
that are actuated by the presence of a vehicle in the roadway to allow 
the vehicle to “trip” the signal and receive a green light. When a bicy-
clist stops over a properly calibrated loop detector, the detector uses 
a magnetic field to detect the metal frame of the bicycle and turns the 
signal green. Video detectors are mounted on a traffic signal standard 
and can typically detect bicycles over a larger area than loop detectors 
can. Video detectors, when positioned properly, will also turn the light 
green for a bicyclist.

Crossing over a freeway
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Grade-Separated Crossings

Occasionally, it may be necessary to raise or 
lower a pedestrian crossing above or below 
the existing street level using a pedestrian 
bridge or underpass. Due to their high costs, 
grade-separated crossings should only be 
considered when there are no alternative 
routes, such as at a freeway, major high-
way, rail line, or waterway, and pedestrian/
bicycle demand is high. Even in these cases, 
pedestrian-only grade-separated crossings 
should be built only after careful consider-
ation. Those that require significant eleva-
tion change, such as to cross over a freeway, 
may be a challenge to construct due to ADA 
requirements for slopes and vehicle transi-
tions. Ultimately, pedestrian facilities should 
be incorporated into existing and new vehi-
cle crossings where feasible.

Traffic Calming

Traffic calming measures are physical im-
provements to roadways and/or intersec-
tions intended to enhance pedestrian and 
bicyclist safety by slowing vehicles through 
narrowing the roadway cross-section and/
or horizontal deflection and reducing cut-
through traffic on local neighborhood 
streets. Types of traffic calming include:

Medians and Pedestrian Refuge Islands

Medians and pedestrian refuge islands are 
located at an intersection or in the middle of 
a block. Medians are curbed areas in the cen-
ter of the roadway that reduce the roadway 

width and speed of traffic. Pedestrian refuge 
islands are medians with a cut-out (“refuge”) 
for pedestrians. Pedestrian refuge islands are 
often used with a marked crosswalk and are a 
minimum of four feet wide. They enhance pe-
destrian safety by creating a curb-protected 
location in the middle of the street. This facility 
allows pedestrians to cross one lane of traffic 
at a time. They are best used on higher volume 
streets with high-visibility crosswalks and signs.

Curb Extensions/Bulb-outs

Curb extensions, often referred to as bulb-
outs, have many benefits for pedestrians. They 
force vehicles to slow down by narrowing 
the roadway cross section, shorten the street 
crossing distance for pedestrians, provide ad-
ditional space at corners, allow pedestrians to 
see and be seen before entering the crosswalk, 
and simplify the placement of curb ramps.

Speed Tables and Speed Cushions

Speed tables and cushions slow vehicles by 
forcing them to go over a raised surface. 
Speed tables are longer and wider than jar-
ring speed bumps found in locations like 
parking lots. They are generally used on low-
er volume streets and may not be permitted 
or advised on larger or higher-volume streets.

Chicanes

Chicanes are two curb extensions or road-
side islands that create a serpentine path for 
autos. Street traffic must slow down in order 
to effectively maneuver around the in-street 

Example of a Pedestrian Refuge Island

Example of a chicane
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barriers. Chicanes are typically used on collectors and local streets 
near school sites.

Pinch Points

Pinch points are very similar to chicanes. While chicanes are offset curb 
extensions, pinch points are paired curb extensions or roadside islands 
used create a single auto lane. Pinch points slow traffic by reducing the 
width of the street. They are appropriate for neighborhood streets.

Traffic Circles

Traffic circles are in-street speed reduction devices used at intersec-
tions, typically in residential neighborhoods. They slow traffic because 
vehicles must “deflect” to go around them. Traffic circles can also be 
used to visually enhance the street using plantings or public art.

Single Lane Roundabouts

Roundabouts can be used at intersections as an alternative to traffic 
signals, particularly if signal warrants are not met. They reduce the 
speed of traffic while maintaining traffic flow for all approaches. They 
also provide refuge islands making it easier for pedestrians to cross. 
They can be used on low- and high-traffic volume roads. Pedestrian 
safety is improved due to decreased vehicle speeds.

7.1.8 Evaluation
Evaluation of the SRTS program is important to understand its effec-
tiveness, identify necessary improvements, and ensure that the pro-
gram can continue in the long-term. Evaluation can measure shifts in 
travel behavior, changes in attitudes toward bicycling and walking, 
awareness of the SRTS program, grant money received, and projects 
completed.

School Site Audit

A school site audit, sometimes called a walking audit or walkabout, is 
an evaluation of the pedestrian and bicycling conditions around the 
school environment. Typically, school site audits are conducted by a 
local school group or task force on foot by walking the routes that 
students use to get to school. A site audit may also be conducted on 
bicycle in order to better evaluate bicycling conditions.

The goal of a site audit is to document conditions that may discourage 
walking and bicycling to school and to identify solutions to improve 
those conditions. The audit should involve an assessment of the built 
environment around a school (e.g., streets, sidewalks, pathways, cross-
walks and intersections, bike routes, traffic controls), drop-off and 
pick-up operations (e.g. presence of designated loading areas), as well 
as behaviors of students, parents, and motorists that could contribute 
to hazardous conditions for bicyclists or pedestrians (e.g. speeding, 
jaywalking, failure to yield to pedestrians).

Crossing guards help students navigate busy roads near schools

Page 1746 of 1838



98 City of National City Bicycle Master Plan

A school site audit checklist form asks for de-
tailed information related to:

1) Student drop-off and pick-up areas

2) Bus loading zones

3) Sidewalks and bicycle routes

4) Intersections and crosswalks near the 
school property

5) Sight distance

6) Traffic signs and signals, speed controls, 
and pavement markings

The local school task force can use the school 
site audit checklist as a basis for conducting 
their walkabout.

Along with the checklist, an aerial map of the 
school area is helpful for the site audit. Aerial 
photos can be marked up with identified is-
sues and suggested improvements.

Program Evaluation

There are many different education and en-
couragement programs that can be imple-
mented in a school environment to help in-
crease the number of students walking and 
bicycling to school. Not every program is the 
correct fit for every school. It is important 
to evaluate programs in the context of the 
school environment prior to deciding what 
would be a good choice for each school. 
Once the programs have been implemented 
it is necessary to evaluate what worked well 

and where improvements can be made. Be-
low are some suggested steps for proceed-
ing with the program evaluation process.

Program evaluation can be administered by 
following these steps:

1) Survey local traffic conditions and issues 
(much of this information can be found 
from the school site audit)

2) Determine the goals of the program

3) Identify methods to implement the pro-
grams

4) Determine success benchmarks to evalu-
ate the effectiveness of the program

5) Interview program administrators (teach-
ers, volunteers) and participants (stu-
dents) to discuss what worked well and 
what did not

Perform Annual Hand Tally and 
Parent Surveys

Since 2005, the Federal Safe Routes to School 
program has set aside federal funding to help 
states, cities, towns, and schools increase the 
number of students walking and bicycling 
to school. One requirement of receiving this 
money is that schools must perform annual 
hand tally and parent surveys so that the na-
tional program can track the effectiveness of 
the various programs across the country.

The National Center for Safe Routes to School 
has developed a recommended methodolo-

gy, survey, count forms, and reporting forms.9 
A teacher administers the hand tally survey 
to the students in the classroom. The parent 
surveys are either mailed or sent home with 
students to give to parents or guardians.

7.2 Policies
The policies in this chapter focus on meth-
ods to ensure that vehicle traffic, busing and 
transit, and walking and bicycling to school 
are conducted in the safest and most effi-
cient way possible. Many of the identified 
policies focus on vehicle pick-up and drop-off 
activities. Implementing policies can often be 
low cost, although they may involve a great-
er outlay of staff resources and new proce-
dures may take time to gain acceptance.

Parent Drop-off/Pick-up Operations

Creation of a parent drop-off/pick-up loop 
can help maximize capacity and safety and 
minimize delay in drop-off and pick-up opera-
tions. The loop can be either a dedicated lane 
just for pick-up/drop-off or a portion of the 
larger parking lot that has been marked with 
cones to serve as the pick-up/drop-off loop. 
Having supervisors present can help to en-
sure that loading/unloading moves forward 
smoothly, efficiently, and safely.

9 National Center for Safe Routes to School recom-
mended data collection methodology: http://guide.
saferoutesinfo.org/pdf/SRTS-Guide_Evaluation.pdf

Page 1747 of 1838

http://guide.saferoutesinfo.org/pdf/SRTS-Guide_Evaluation.pdf
http://guide.saferoutesinfo.org/pdf/SRTS-Guide_Evaluation.pdf


City of National City Bicycle Master Plan  99 Chapter 7: Recommended Programs

Signs outside the school inform parents about pick-
up and drop-off procedures

Students assist with the drop-off process

Cones mark the dedicated bus zone

Valet Drop-off

Valet drop-off is a technique to improve traffic 
flow within the drop-off and pick-up loop by 
assisting students into and out of vehicles. A 
“valet” is present at the pick-up/drop-off area 
to open car doors and assist students into and 
out of arriving vehicles, improving traffic flow. 
The valet system eliminates the need for par-
ents to get out of the vehicle to open the door 
for a child and remove bags or other items. 
The valet system is typically staffed by school 
staff or parent volunteers who can quickly 
and efficiently move children into and out of 
vehicles and hold onto backpacks and other 
items. Some schools use older grade students 
as valets, such as 5th or 6th graders. However, 
student volunteers must get out of class early 
to prepare for pick-up. A supplement to the 
valet system is a nameplate in the vehicle win-
dow that identifies what student needs to be 
picked up. This nameplate allows the valet to 
find students and bring them to the vehicle as 
it arrives.

Platooning Drop-off/Pick-up System

In a platooning system, all vehicles are un-
loaded/loaded simultaneously, then proceed 
to the exit. If a vehicle unloads or loads more 
efficiently than the vehicle in front of it, the 
rear vehicle must wait for the lead vehicle to 
finish the unloading/loading, then follow it 
out of the loop. This tool is best used to con-
trol the parent inclination to always drop-off 
and pick-up the student directly in front of 
the school. Often, additional curb loading is 
available downstream of the school and is se-

verely underutilized, creating excess conges-
tion and delay prior to entering the loop. At 
least two monitors are needed to effectively 
operate the vehicle platoon – one at the loop 
entrance to direct the maximum number of 
vehicles into the loop for a single cycle, and 
a second to ensure that the lead vehicle pro-
ceeds to the front-most loading stall.

Dedicated Bus Zones

Establishing separate areas for vehicular and 
bus traffic can help improve traffic flows in 
the pick-up/drop-off area. Conflicts often oc-

Page 1748 of 1838



100 City of National City Bicycle Master Plan

cur when private vehicles and buses arrive at the same time and in the 
same location. Separating traffic often necessitates establishing an on-
street bus zone dedicated solely to buses. Private vehicles should not 
be allowed to load/unload in the bus zone. Bus zones need to be large 
enough to accommodate all the buses that might be parking there at 
one time. Sometimes it is possible to stagger the arrival times of the 
buses, thus requiring less space. The zones must be clearly marked and 
there should be adequate sidewalk space for students to wait for the 
bus.

Staggered Bell Times

Staggered bell times can help to disperse the traffic peak at schools 
with a large student population or when two or more schools are in 
close proximity to one another. For a single school application, stu-
dents’ start and end times should be grouped by grade levels. The 
start times of these groups should be at least 15 minutes apart. This 
staggering allows the vehicles from the first group to leave the school 
or be completely out of the area by the time the second group arrives. 
With multiple schools, staggering the bell times can be coordinated 
among two or more schools to ensure that significant numbers of ve-
hicles do not use competing transportation facilities simultaneously.

7.2.1 Detailed Implementation Example

Establishing a Walking School Bus

How does the walking school bus program work?

A walking school bus is a group of children walking to school with one 
or more adults. The “bus” follows the same route every time and picks 
up children from their homes at designated times. Children like the 
walking school bus because it gives them active social time before the 
school day begins (or, as one participating child put it, “it’s like recess 
before school!”). Adults like the walking school bus because they feel 

more comfortable with children walking when there are trained, trust-
worthy adult escorts. Teachers and principals like the walking school 
bus because it helps kids arrive ready to concentrate on school.

How can we get started with a walking school bus?

Ideally, the program should run every day so that families can count 
on it. However, it is possible to start small by selecting one or two days 
per week, and/or by targeting specific neighborhoods (e.g. a housing 

Pedestrian Safety Training (walking school bus)
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development close to the school) as a way to begin developing the 
program. Start with a special one-time walking school bus, such as for 
International Walk to School Day in October, is also possible.

A walking school bus can be an informal effort led by a few parents 
in one neighborhood. For a school-wide program, however, it is im-
portant to designate a coordinator. In some cases a dedicated volun-
teer coordinator can be successful, but it is highly recommended that 
this be a paid position to ensure consistency and reliability. Some pro-
grams only travel to school because many children have after-school 
programs, go somewhere other than their home after school, or may 
not have a parent waiting for them at home.

One way to increase participation is to designate a “bus stop” where 
families who live far from the school can drop off children to join the 
bus. A park or community center (with parking facilities) is ideal for this 
purpose.

What planning needs to happen?

The walking school bus coordinator should begin by assessing both re-
sources (such as parent volunteers) and interest. A school-wide survey 
distributed to parents can help to identify interested households and 
volunteers.

Sample survey: http://saferoutespartnership.org/sites/default/files/
pdf/wsb_student_and_family_survey.docx

When interested households have been identified, the school coordi-
nator should map out draft walking routes. Walking routes should be 
sited on streets with complete pedestrian facilities, prioritizing safe 
crossings and lower traffic speeds and volumes, as well as low-crime 
streets. Stops may either be at each child’s house (which is more con-
venient for parents but may take longer) or at gathering points (e.g. 
one meeting place per block, as well as gathering spaces at parks). Fi-

nalized routes and stop locations should be mapped out for parent 
and volunteer reference.

Once routes have been developed and the number of children on each 
route has been determined, the coordinator should decide how many 
adults will be needed for each route. The US Center for Disease Control 
recommends one adult per three children for children ages 4 to 6 and 
one adult per six children for older elementary children ages 7 to 9.

Walking school bus organizers should work closely with the school dis-
trict to address liability concerns. The school district risk management 
specialist should be able to figure out if the program can be covered 
under the existing liability coverage, and, if not, what options exist. 
Partnership with a third party (such as the PTA or the city) may also 
allow access to existing liability coverage. Parents should also sign per-
mission slips and liability waivers (the exact language should be deter-
mined by the risk manager).

Who are the bus “drivers?”

Bus “drivers” (route leaders) are usually volunteers, but it is import-
ant to make sure that the volunteers are dedicated, responsible, and 
well-supported. Some communities have had outstanding success 
partnering with a local college or university, where volunteers are re-
cruited at the beginning of the semester each year. While students do 
not receive payment, they may receive college credit, which can in-
crease their commitment to the program. An active senior group may 
also be a good partner organization to find volunteers who are avail-
able during the day. Interested parents are also natural volunteers. It 
is also an option to pay route leaders a small stipend (as some crossing 
guard programs do).

The school coordinator should screen each potential volunteer 
through an interview and criminal background check. All route leaders 
must also attend a detailed training covering:
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 » The goals and outline of the walking school bus program

 » Expectations for route leaders

 » Traffic safety and group management techniques

 » Emergency procedures (including injury protocol and what to do if 
a route leader cannot serve on a given day)

 » Alternate school schedule and inclement weather policy

 » What to do if a child is late or if a child’s behavior is inappropriate

 » Any tracking protocols that should be followed (such as a daily at-
tendance worksheet)

The coordinator should also provide first aid kits and safety vests to 
each volunteer, along with the route map and parent contact informa-
tion for each participating family.

What can kids and families expect?

Outreach begins two weeks after the start of school. Strategies to pro-
mote the program include:

 » Sending home materials with other school orientation materials

 » Reaching out to/through the PTAs

 » Hosting a booth at back to school night

 » Distributing newspaper/radio ads

 » Creating an easy-to-use website where families can sign up online

Parents need to sign a permission slip, emergency contact form, and 
liability waiver for their child to participate in the program. Once fam-
ilies are signed up, the route leader (who has passed a criminal back-
ground check and received training) calls the family to introduce them-
self. Parents get to know the route leader and they also know that if 
the bus gets canceled for any reason, or if there will be a substitute 

“driver,” they will receive a prompt call from the school coordinator. 
Some routes, especially larger ones, are shared by several leaders.

Parents also receive an information packet containing the route map, 
their nearest stop, expectations for child behavior, protocol for if a child is 
late to a stop, what to do if their child will not attend on a given day, and 
alternate school schedule and inclement weather policy. They will also re-
ceive phone numbers for their route leader(s) and the school coordinator.

7.3 Other Education and Encouragement 
Programs
In addition to the city’s SRTS Program, there are a variety of other pro-
grams the city should consider to educate and encourage bicycling. 
The 2011 Bicycle Master Plan identified many of these education and 
encouragement programs. These programs have been reviewed and 
relevant programs have been compiled in Appendix B.

7.4 Other Evaluation Programs and 
Policies
The city’s SRTS program includes evaluation techniques. In addition to 
the SRTS program, this section discusses other programs and policies 
that will help develop more bicycling opportunities in National City.
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Convene a Permanent Bicycle Advisory Committee

Target audience Citizen advocates

Primary agency City of National City

Potential partners Regional bicycling groups, such as San Diego Coun-
ty Bicycle Coalition (SDCBC)

Purpose Advise City on bicycling issues

Timeframe Ongoing

Sample program Beaver Creek, OH: http://ci.beavercreek.oh.us/
boards-commissions/bikeway-advisory/

Many states, regional agencies, and cities have an official Bicycle Advi-
sory Committee made of citizen volunteers, appointed by City Coun-
cil or the appropriate body, to advise on bicycling issues. An advisory 
committee establishes the city’s commitment to making bicycling saf-
er and more desirable and has the potential to assist the city in se-
curing funding for bicycle-related projects. The Bicycle Advisory Com-
mittee (BAC) should be composed of representatives from all bicycle 
stakeholder groups. 

The role of the BAC should include some or all of the following: 

 » Review and provide citizen input on capital project planning and 
design as it affects bicycling (e.g., corridor plans, street improve-
ment projects, signing or signal projects, and parking facilities)

 » Review and comment on changes to zoning, development code, 
comprehensive or specific plans, and other long-term planning and 
policy documents

 » Participate in the development, implementation, and evaluation 
of Bicycle Master Plans and bikeway facility standards

 » Provide a formal liaison between local government, staff, and the 
public

 » Develop and monitor goals and indices related to bicycling in the 
city

 » Promote bicycling, including bicycle safety and education 

Because BAC members are volunteers, it is essential to have strong 
participation in order for the committee to be successful. An agency 
staff person should be formally assigned to the BAC and should take 
charge of managing the application process, managing agendas and 
minutes, scheduling meetings, bringing agency issues to the BAC, and 
reporting back to the agency and governing body about the BAC’s rec-
ommendations and findings.

Perform Annual Bicycle Counts

Target audience N/A

Primary agency City of National City

Potential partners Regional bicycling groups, local volunteers

Purpose Track bicycling trends and measure success of the 
Bicycle Master Plan implementation

Timeframe Annually

Model program National Bicycle & Pedestrian Documentation Proj-
ect: http://bikepeddocumentation.org/

Many jurisdictions do not perform regular bicycle counts. As a result, 
they do not have a mechanism for tracking bicycling trends over time 
or for evaluating the impacts of bicycle-related projects, policies, and 
programs. It is recommended that National City perform and/or coor-
dinate annual counts of bicyclists (and ideally pedestrians as well) on 
both on- and off-street facilities according to national practices. The 
National Bicycle and Pedestrian Documentation Project has developed 
a recommended methodology, survey and count forms, and reporting 
forms. This approach may be modified to serve the needs and inter-
ests of individual jurisdictions. The city should manage tracking, analy-
sis, and reporting. Counts can be done manually by staff/volunteers or 
using video or a variety of other technologies.
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Coordinate Roadway Safety Enforcement Actions

Target audience Motorists and bicyclists

Primary agency City of National City law enforcement

Potential partners Caltrans

Purpose Deter unsafe behaviors by motorists and bicyclists 
by enforcing traffic laws

Timeframe Ongoing

While enhancing roadway safety for active transportation users can 
largely be accomplished with a combination of targeted physical de-
sign elements and education efforts, it can be supplemented by en-
forcement actions such as motor vehicle speed enforcement, radar 
speed feedback sign deployment, bicycle light enforcement, and oth-
er actions. Speeding vehicles put bicyclists and pedestrians at risk and 
discourage non-motorized transportation. Targeted speed enforce-
ment activities can address these issues. Law enforcement agencies 
can enforce speed limits on designated bikeways, near schools, and 
in response to resident reports. A radar speed feedback sign request 
program will deploy radar speed feedback trailer units at the request 
of neighborhood associations and schools. The trailer units can be de-
ployed temporarily, supplemented by radar enforcement, and then 
moved to another location. The goal of these enforcement actions is 
not to issue a set number of citations or to instill feelings of fear in 
drivers; it is to encourage safe behavior and educate those operating 
motor vehicles about actions they can take to increase safety for active 
transportation users.
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8.1 Network Costs
Cost ranges for the recommended network’s 
facility types, shown in Table 8-1, are based 
on construction data from recently bid and 
awarded bicycle and active transportation 
projects in the San Diego region. While these 
ranges were determined using recent costs, 
inflationary pressures may cause them to be 
inaccurate in the future and they should serve 
only as rough estimates for future prioritiza-
tion rather than full or actual facility costs. 
While Class II bicycle lanes and Class III bicy-
cle routes only require signage and striping, 
recent best practices for these types of proj-
ects also include pavement reconstruction or 
slurry seal of the pavement and more robust 

Facility Facility Cost Ranges Per Mile ($/Mi)

Class I – Bicycle Path  $1M to $2.5M 

Class II – Bicycle Lane  $750K to $2M 

Class III – Bicycle Route  $200K to $500K 

Class III – Bicycle Boulevard  $1.5M to $3M 

Class IV – Cycle Track  $2.5M to $5M 

Source: WSP (2023)

Note: These estimated costs assume typical conditions found in the city and project areas, as well as recent 
construction costs in the San Diego region, at the time of this Bicycle Master Plan’s adoption rather than actual 
project costs. They serve as estimates for project prioritization.

TABLE 8-1: Facility Unit Cost Ranges by Classification

intersection treatments to provide additional 
safety for bicycles and pedestrians. 

Table 8-2 shows each ranked unfunded proj-
ect and the approximate cost score for each. 
The approximate cost score is a high-level as-
sessment of the cost magnitude for a project. 
It shows the general scale of cost for each proj-
ect relative to the others rather than specific 
costs. The approximate cost score can thus be 
used to compare potential project cost mag-
nitudes across the recommended unfunded 
network and begin to assess which projects 
may cost more than others for prioritization 
purposes. These scores were determined us-
ing the facility cost ranges per mile shown in 
Table 8-1 and should similarly not be used as 
actual project cost estimates.
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TABLE 8-2: Facility Priority and Approximate Cost Score by Segment

Rank Project Name Street Bounds Facility Type Facility Length 
(Miles)

Approximate 
Cost Score

1
18th Street Bicycle 
Boulevard

18th Street Palm Avenue to Rachael Avenue Class IIIB 1 ◕

2
8th Street Complete 
Street Improvements

- 8th Street 
- Roosevelt Avenue to Paradise 
Valley Road (Class III)

Class II 0.47
◑ 

- Paradise Valley Road
- 8th Street east to City 
Boundary (Class II)

Class IIIR 2.29

3
Highland Avenue Bike 
Lanes

Highland Avenue 30th Street to SR 54 exit ramp Class II 0.39 ◑ 

4
F Avenue Bicycle 
Boulevard

- F Avenue - 18th Street to 28th Street
Class IIIB 1.31 ◕ 

- 26th Street - D Avenue to 18th Street

5
Las Palmas Bicycle 
Corridor

- Roselawn Street - L Avenue to N Avenue

Class IIIR 1.15 ◔ 
- N Avenue - Roselawn Street to 22nd Street

- 22nd Street - N Avenue to Palm Avenue

- Palm Avenue - 22nd Street to 8th Street

6
D Avenue Bicycle 
Boulevard

D Avenue Division Street to 18th Street Class IIIB 1.13 ◕ 

7
Division Street Cycle 
Track

Division Street Lauren Avenue to Euclid Avenue Class IV 0.68 ● 

8
30th Street Cycle 
Track

30th Street
Hoover Avenue to Highland 
Avenue

Class IV 0.7 ●

9
16th Street Bicycle 
Corridor

16th Street
Highland Avenue to Harbison 
Avenue

Class IIIR 1.46 ◑ 

10
Granger Avenue 
Bicycle Corridor

- Lanoitan Avenue - 16th Street to 24th Street

Class IIIR 1 ◔ 
- Granger Avenue - 18th Street to 24th Street

- 24th Street
- Euclid Avenue to Granger 
Avenue

11
24th Street Complete 
Street Improvements

24th Street

Hoover Avenue to Highland 
Avenue (Class II) and Highland 
Avenue to N Avenue (Class III 
Bicycle Boulevard)

Class II 0.69

◑
Class IIIB 0.38
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TABLE 8-2: Facility Priority and Approximate Cost Score by Segment (Cont.)

Rank Project Name Street Bounds Facility Type Facility Length 
(Miles)

Approximate 
Cost Score

12
Hoover Avenue Cycle 
Track

Hoover Avenue 22nd Street to 33rd Street Class IV 0.76 ● 

13
22nd Street Cycle 
Track

22nd Street Wilson Avenue to D Avenue Class IV 0.57 ◕ 

14
Harbison Avenue 
Bicycle Corridor

- Harbison Avenue 4th Street to 16th Street, Earle 
Drive

Class IIIR 1.02 ◔ 
- Earle Drive

15
Olive Avenue Bike 
Lanes

Olive Avenue 8th Street to Plumas Street Class II 0.28 ◔ 

16 D Avenue Bike Lanes D Avenue
30th Street to southern 
terminus

Class II 0.23 ◔ 

17
Highland Avenue 
Complete Street 
Improvements

Highland Avenue
Delta Street to 2nd Street (Class 
II) and 2nd Street to 4th Street 
(Class III)

Class II 0.4
◑ 

Class IIIR 0.13

18
19th Street Cycle 
Track

19th Street Kiss Street to McKinley Avenue Class IV 0.43 ◕

19
B Avenue Bicycle 
Boulevard/Advisory 
Bicycle Lanes

B Avenue 1st Street to 4th Street Class IIIB 0.19 ◔ 

20
Bay Marina Drive Bike 
Lanes

Bay Marina Drive Tidelands Avenue to Marina Way Class II 0.25 ◔ 

21
Roosevelt Avenue 
North Bike Lanes

Roosevelt Avenue 8th Street to 12th Street Class II 0.25 ◔ 

22 16th Street Bike Lanes 16th Street
Wilson Avenue to National City 
Boulevard

Class II 0.31 ◔ 

23
Civic Center Drive 
Cycle Track

Civic Center Drive
Tidelands Avenue to Wilson 
Avenue 

Class IV 0.26 ◑ 

24
Roosevelt Avenue 
South Bike Lanes

Roosevelt Avenue Civic Center Drive to 16th Street Class II 0.19 ◔ 

25
21st Street Bicycle 
Corridor

21st Street F Avenue to L Avenue Class III 0.38 ◔ 

Source: WSP (2023)
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8.2 Funding Sources
There are a variety of potential funding sources, including local, state, 
regional, and federal funding programs as well as private sector fund-
ing that can be used to construct the recommended improvements. 
Most of the federal, state, and regional programs are competitive and 
involve the completion of extensive applications with clear documen-
tation of the project need, costs, and benefits. With regard to funding 
opportunities, the following should be noted:

 » Funding sources are highly competitive with many agencies com-
peting for the same “pots” of money

 » Funding is limited; capital funding needs far outweigh available 
funding each year

 » Applying for funding is a time-consuming and staff-intensive pro-
cess

 » Collaboration and partnerships with local agencies and community 
groups is key

Table 8-3 summarizes some available funding sources and identifies el-
igibility requirements for each. The following discussion is provided to 
assist National City staff in identifying appropriate sources of funding 
for the projects recommended in this plan.

8.3 Federally-Administered Funding
In 2021, the Infrastructure Investment and Jobs Act (IIJA), also known 
as the Bipartisan Infrastructure Law (BIL), reauthorized the federal sur-
face transportation grant programs. The BIL makes available a total of 
$1.2 trillion in infrastructure spending. Key programs funded by the 
BIL which include active transportation and/or bicycle components are 
Safe Streets and Roads for All (SSRA), Healthy Streets, Transportation 
Alternatives, Recreational Trails Program, Active Transportation Infra-
structure Investment Program, Safe Routes to School, Carbon Mitiga-

tion and Air Quality Improvement Program (CMAQ), RAISE grants, Re-
connecting Communities, Carbon Reduction Program, and the Surface 
Transportation Block Grant Program.

To be eligible for Federal transportation funds, states are required to 
develop a State Transportation Improvement Program (STIP) and up-
date it at least every four years. A STIP is a multi-year capital improve-
ment program of transportation projects; it serves to coordinate trans-
portation-related capital improvements of MPOs such as SANDAG.

In California, the STIP includes projects on and off the State Highway 
System and is funded with revenues from the Transportation Invest-
ment Fund and other funding sources. The California STIP is typically 
updated every two years. To be included in the STIP, projects must be 
included in the Interregional Transportation Improvement Plan (ITIP) 
prepared by Caltrans or the Regional Transportation Improvement 
Plans (RTIPs) prepared by MPOs and regional agencies. Bicycle and pe-
destrian projects are eligible for inclusion.

8.4 State-Administered Funding
The State of California uses both federal sources and its own budget 
to fund the following bicycle and pedestrian projects and programs.

Road Repair and Accountability Act (SB1)

In 2017, the California State Legislature voted to approve the Road 
Repair and Accountability Act (SB1). SB1 raised motor vehicle fuel 
taxes $0.12 for gasoline and $0.20 for diesel fuels. Additionally, to 
address the lack of revenue from zero-emissions vehicles, a $100.00 
registration fee is applied to alternatively fueled vehicles, which the 
Department of Motor Vehicles began collecting on July 1, 2020. The 
fuel tax increase is anticipated to raise an additional $54 billion over 
the next decade, which will provide much needed funds for roadway 
maintenance and repairs, transit, and active transportation facilities 
statewide. The bill directs the California Transportation Commission 
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(CTC) to oversee the administration of these funds and make recom-
mendations on appropriations granted each year from the California 
State Legislature.

Active Transportation Program

Every two years, the CTC releases a Notice of Funding Availability for 
the ATP. These funds are used for the implementation of active trans-
portation projects across the state. The last cycle (cycle 6) issued a call 
for projects in March 2022, and $650,000,000 was available to project 
sponsors for implementation, planning, and non-infrastructure proj-
ects. The amount of funding fluctuates every round depending on ap-
propriations from the California State Legislature. 50% of that funding 
is competitive, with 40% of the ATP funding going to MPOs such as 
SANDAG to fund local projects at the MPO’s discretion. Disadvantaged 
communities are guaranteed at least 25% of the program’s funds. 
These funds are used to further California’s commitment to reduce 
automobile trips and increasing the safety of non-motorized users of 
the State’s transportation system.

Local Partnership Program

The Local Partnership Program (LPP) is another SB1 grant program. 
The program continuously appropriates $200,000,000 annually to pro-
vide local assistance to entities which tax themselves for transporta-
tion improvements and services. The Notice of Funding Availability for 
this program comes out every two years. 40% of these funds is part of 
the competitive program, while 60% is part of the formulaic program, 
appropriating funds to local governments based on proportional rev-
enue from local jurisdictions. The program aims to provide infrastruc-
ture improvements either through maintenance or adding capacity to 
the transportation system across all modes.

Caltrans Sustainable Transportation Planning Grants

Caltrans operates a grant program independent of CTC to fund trans-
portation planning projects statewide. A total of $84 million is expect-

ed to be available (according to the draft application guide submitted 
for public comment in October 2022) during the FY 2023-2024 grant 
cycle, of which $29.5 million will be made available for sustainable 
communities grants, $4.5 million will be made available for strategic 
partnerships with Caltrans, and $50 million will be made available for a 
one-time climate adaptation planning grant pool. Funding availability 
is contingent upon appropriations by the California State Legislature. 
These grants are available annually and are typically less than $1 mil-
lion each.

Other Grant Opportunities

The State of California is a national leader in sustainability and is com-
mitted to reducing the harmful effects of greenhouse gases, conges-
tion, and poor public health. Agencies across California often release 
funding opportunities for smaller grant opportunities or start-up pro-
grams. Keeping track of these potential opportunities will be neces-
sary to successfully fund infrastructure programs.

8.5 Regional Agency-Administered 
Funding
TransNet

SANDAG imposes a half-cent sales tax to all San Diego County resi-
dents and non-residents completing transactions in the County. These 
funds go directly to local governments to fund transportation im-
provements. The sales tax is a component of a larger transportation 
plan in San Diego County to reduce congestion and improve air quality. 
There are several grant programs which TransNet funds at the coun-
ty-wide level, one of which is specifically aimed at funding active trans-
portation projects.
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Active Transportation Grant Program

TransNet funds this grant program for both capital and planning active 
transportation projects. To implement TransNet’s active transporta-
tion priorities, this grant program provides funding for local jurisdic-
tions to provide accessibility for pedestrians and cyclists, as well as bi-
cycle parking, educational programs, encouragement, and awareness 
programs. These funds are available for any jurisdiction within SAN-
DAG’s jurisdiction, and typically amount to less than $1 million each for 
capital infrastructure.

8.6 Local Agency-Administered and 
Non-Traditional Funding Sources
SANDAG Transportation Funding

MPOs typically administer local funding to municipalities and other lo-
cal governments to help fund transportation improvements. SANDAG 
serves as the region’s MPO and has their own dedicated transporta-
tion funding source which is available to National City.

Enhanced Infrastructure Financing District

The California Department of Finance (DOF) allows for local munici-
palities to collect taxes to fund specific infrastructure improvements 
in a concentrated part of a municipality. Established by SB 628, this 
addition to the California Government Code allows cities to implement 
concentrated tax mechanisms to fund local infrastructure priorities. 
The geographic bounds of this tool are not specified, but it could cover 
a street or neighborhood and could cross jurisdictional boundaries to 
allow for priorities which may require collaboration with other govern-
ments. This collaboration can be established at any time, without any 
public vote.

Volunteer and Public-Private Partnerships

Local schools or community groups can maintain bikeways as projects 
for the year, possibly working with a local designer or engineer. A chal-
lenge grant program with local businesses may be a source of local 
funding where corporations ‘adopt’ a bikeway and help construct and 
maintain the facility.
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Grant Source Frequency Administering 
Agency

Average 
Annual 
Total

Matching 
Requirement

Eligible 
Applicants Eligible Phase Comments

State Administered Funding

Active 
Transportation 
Program

Every two 
years

California 
Transportation 
Commission

~$400 
million

N/A
Government 
agencies and 
nonprofits

Capital, Planning

ATP funds come around 
every 2 years, and 
typically fund only 
active transportation 
improvements. 25% of 
these funds are reserved for 
disadvantaged communities.

Local 
Partnership 
Program

Every two 
years

California 
Transportation 
Commission

~$200 
million

100%
Government 
agencies

Capital only 
(except for DB)

This program funds 
all transportation 
improvements, so active 
transportation is likely to be 
a smaller component.

Sustainable 
Transportation 
Planning Grant

Annual Caltrans ~$34 million  

 11.47% for 
Sustainable 
Communities, 
Climate 
Adaptation 
Planning, 
Strategic 
Partnerships 
- Transit; 20% 
for Strategic 
Partnerships

Government 
agencies

Planning

This program is split into 
two components, one 
where Caltrans is involved 
in implementing state 
priorities and one where 
only local priorities are 
provided funding. The latter 
has a larger portion of 
funding available.

Locally Administered Funding

Active 
Transportation 
Grant Program

Annual SANDAG
~$3-5 
million

N/A
SANDAG 
municipalities

Capital and 
Planning

This program is available 
every few years to all 
agencies in the SANDAG 
region.

TABLE 8-3: Potential Funding Sources
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A robust scoring method was used to prioritize all recommended unfunded bicycle projects to provide National 
City with a roadmap for planning which facilities to fund and construct first. Due to funding and implementation 
constraints, facilities are constructed on a rolling basis. It is therefore important to prioritize the list of bicycle 
project recommendations.

The prioritization method took into account key factors that are important to National City in the implementation 
of bicycle facilities. Similarly, this method recognized that not all factors are of equal importance to the city and 
adjusted the weighting of these factors accordingly. The detailed project priority scores and adjustment factors 
are shown in the following pages.

 A-1
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Recommended Unfunded Bicycle Projects Prioritization

Project Name Street Bounds Facility Type
Facility Length
(Miles)

Previously 
Identified 
4: Previously identified
3: Previously identified 
but amended
2: Not previously 
identified

Placemaking
4: Will directly connect to both 
park and school or 3+ schools
3: Will directly connect to park 
or school
2: Will indirectly connect to 
park or school
1: Will not connect to park or 
school

Safety Need
4: High number of 
collisions
3: Moderate number of 
collisions
2: Low number of 
collisions
1: No collisions

Bicycle Propensity
4: Adjacent to area with high 
number of modeled bike trips
3: Adjacent to area with 
moderate number of modeled 
bike trips
2: Adjacent to area with low 
number of modeled bike trips
1: Adjacent to area with very low 
modeled bike trips

Engineering Feasibility 
4: 0 complications
3: 1 complications
2: 2 or 3 complications
1: ROW or Environmental

Complications:
- Parking
- Intersection Operations
- Interagency Coordination 
(Caltrans/MTS/CPUC)

Regional Connectivity
4: Direct connection to existing 
regional facility
3: Direct connection to planned 
regional facility
2: Relative connection to regional 
facility due to proximity
1: No connection to regional 
facility

Composite 
Score  

Rank

18th Street Bicycle Boulevard 18th Street Palm Avenue to Rachael Avenue Class III Bicycle Boulevard 1.00 4 4 4 3 3 4 3.66 1

8th Street Complete Street 
Improvements

- 8th Street 
- Paradise Valley Road

- Roosevelt Avenue to Paradise Valley
Road (Class III) 
- 8th Street east to City Boundary (Class
II)

Class II
Class III Bicycle Route

0.47 Class II
2.29 Class III 3 4 4 4 3 3 3.55 2

Highland Avenue Bike Lanes Highland Avenue 30th Street to SR 54 exit ramp Class II 0.39 4 3 4 4 2 4 3.49 3

F Avenue Bicycle Boulevard
- F Avenue 
- 26th Street

- 18th Street to 28th Street
- D Avenue to 18th Street Class III Bicycle Boulevard 1.31 4 4 4 4 3 1 3.37 4

Las Palmas Bicycle Corridor

- Roselawn Street
- N Avenue 
- 22nd Street 
- Palm Avenue

- L Avenue to N Avenue
- Roselawn Street to 22nd Street
- N Avenue to Palm Avenue
- 22nd Street to 8th Street Class III Bicycle Route 1.15 3 3 3 3 4 2 3.02 5

D Avenue Bicycle Boulevard D Avenue Division Street to 18th Street Class III Bicycle Boulevard 1.13 2 4 4 2 2 3 2.92 6
Division Street Cycle Track Division Street Laurel Avenue to Euclid Avenue Class IV 0.68 4 3 1 4 2 4 2.86 7
30th Street Cycle Track 30th Street Hoover Avenue to Highland Avenue Class IV 0.70 2 4 2 4 3 2 2.85 8
16th Street Bicycle Corridor 16th Street Highland Avenue to Harbison Avenue Class III Bicycle Route 1.46 4 3 2 2 4 2 2.76 9

Granger Avenue Bicycle Corridor

- Lanoitan Avenue 
- Granger Avenue 
- 24th Street

- 16th Street to 24th Street
- 18th Street to 24th Street
- Euclid Avenue to Granger Avenue Class III Bicycle Route 1.13 4 3 2 1 4 3 2.75 10

24th Street Complete Street 
Improvements 24th Street

Hoover Avenue to Highland Avenue 
(Class II) and Highland Avenue to N 
Avenue (Class III Bicycle Boulevard)

Class II
Class III Bicycle Boulevard

0.69 Class II
0.38 Bicycle 
Boulevard 3 2 4 3 2 2 2.72 11

Hoover Avenue Cycle Track Hoover Avenue 22nd Street to 33rd Street Class IV 0.76 4 2 1 3 2 4 2.52 12
22nd Street Cycle Track 22nd Street Wilson Avenue to D Avenue Class IV 0.57 4 3 3 2 2 1 2.48 13

Harbison Avenue Bicycle Corridor
- Harbison Avenue
- Earle Drive 4th Street to 16th Street, Earle Drive Class III Bicycle Route 1.02 4 2 1 2 4 2 2.38 14

Olive Avenue Bike Lanes Olive Avenue 8th Street to Plumas Street Class II 0.28 4 3 1 2 2 3 2.36 15
D Avenue Bike Lanes D Avenue 30th Street to southern terminus Class II 0.23 2 1 2 4 3 2 2.34 16
Highland Avenue Complete Street 
Improvements Highland Avenue

Delta Street to 2nd Street (Class II) and 
2nd Street to 4th Street (Class III)

Class II
Class III Bicycle Route

0.40 Class II
0.13 Class III 3 1 3 2 2 3 2.32 17

19th Street Cycle Track 19th Street Kidd Street to McKinley Avenue Class IV 0.43 2 1 2 3 2 4 2.31 18
B Avenue Bicycle Boulevard/Advisory 
Bicycle Lanes B Avenue 1st Street to 4th Street Class III Bicycle Boulevard 0.19 4 1 2 1 4 2 2.25 19
Bay Marina Drive Bike Lanes Bay Marina Drive Tidelands Avenue to Marina Way Class II 0.25 4 1 2 2 2 3 2.24 20
Roosevelt Avenue North Bike Lanes Roosevelt Avenue 8th Street to 12th Street Class II 0.25 4 3 1 3 2 1 2.23 21
16th Street Bike Lanes 16th Street Wilson Avenue to National City Boulevard Class II 0.31 4 3 1 1 3 2 2.21 22
Civic Center Drive Cycle Track Civic Center Drive Tidelands Avenue to Wilson Avenue Class IV 0.26 3 1 4 1 1 3 2.19 23
Roosevelt Avenue South Bike Lanes Roosevelt Avenue Civic Center Drive to 16th Street Class II 0.19 2 2 1 1 3 1 1.64 24
21st Street Bicycle Corridor 21st Street F Avenue to L Avenue Class III Bicycle Route 0.38 2 1 1 2 3 1 1.64 25

 A-2
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Project Priority Score Adjustment Factors

Criteria Weight
Previously Identified 0.75
Placemaking 1.00
Safety Need 1.25
Bicycle Propensity 1.00
Engineering Feasibility 1.00
Regional Connectivity 0.90

 A-3
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6.5.1 Shared Roadways 
Shared Roadways Guidelines 
Design Summary 

Shared roadway recommended configuration. 

This bike route in the City of Los Angeles provides a wide 
outside lane adjacent to on-street parking. 

D11-1 “Bike Route” sign should be used along designated 
shared roadways. 

Use D11-1 Bike Route Sign at: 
 Beginning or end of Bicycle Route (with applicable

M4 series sign below)

 Entrance to bicycle path (Class I) – optional

 At major changes in direction or at intersections
with other bicycle routes (with applicable M7 series 
sign below)

 At intervals along bicycle routes not to exceed ½ 
mile (0.8 km)

Discussion 

Class III bicycle facilities (Caltrans designation) are defined 

as facilities shared with motor vehicles, identified 

exclusively by signage and/or shared lane markings. They 

are typically used on roads with low speeds and traffic 

volumes; however, they can be used on higher volume 

roads with wide outside lanes or shoulders. Shared 

roadways often have a centerline stripe only and no 

designated shoulders. Shared lane markings in addition to 

signage may be more appropriate for roadways with 

narrow travel lanes and parking. 

Shared roadways provide key connections to destinations 

and trails where providing additional separation is not 

possible.  

Guidance 

 From Caltrans Highway Design Manual (HDM) 
Chapter 1000:

“Class III bikeways (bike routes) are intended to 
provide continuity to the bikeway system.  Bike 
routes are established along through routes not 
served by Class I or II bikeways, or to connect 
discontinuous segments of bikeway (normally bike 
lanes).  Class III facilities are shared facilities, 
either with motor vehicles on the street, or with 
pedestrians on sidewalks, and in either case bicycle 
usage is secondary.  Class III facilities are 
established by placing Bike Route signs along 
roadways.” 

 AASHTO Guide for the Development of Bicycle 
Facilities

 California MUTCD, Part 9

 B-1

Place all pages that aren't eliminated
into an appendix.  

Remove Bicycle Master Plan | Page
# from headers

Remove "6.5.1 Shared Roadway"
Black Font Titles from each page

 Add # in top right corner of each
page (i.e. B-1 through B-#)
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Bicycle Lanes Guidelines 

Design Summary 

Approved R-81 Sign. 

Approved California 
Bicycle lane stencils (either is 

optional, as is arrow). 

Width varies depending on roadway configuration; see following pages for 
design examples. Five to eight feet is standard, measured from edge of gutter 
pan. Striping: 
 Separating vehicle lane from bicycle lane (typically left sideline): 6 inches. 

 Separating bicycle lane from parking lane (if applicable): 4 inches.

 Dashed stwhite ripe when:

o Vehicle merging area (optional): Varies

o Approach to intersections: 100-200 feet

o Delineate conflict area at intersections (optional): Length of conflict area

Signing: use R-81 Bicycle Lane Sign at: 
 Beginning of bicycle lane

 Far side of all bicycle path (Class I) crossings

 At approaches and at far side of all arterial crossings

 At major changes in direction

 At intervals not to exceed ½ mile

Pavement markings: the preferred pavement marking for bicycle lanes is the 

bicycle lane stencil with directional arrow to be used at: 
 Beginning of bicycle lane

 Far side of all bicycle path (Class I) crossings

 At approaches and at far side of all arterial crossings 

 At major changes in direction

 At intervals not to exceed ½ mile 

 At beginning and end of bicycle lane pockets at approach to intersection

Discussion 

Bicycle lanes or Class II bicycle facilities (Caltrans designation) are defined as a portion of the roadway that has been 
designated by striping, signage, and pavement markings for the preferential or exclusive use of bicyclists. Bicycle 
lanes are generally found on major arterial and collector roadways and are 5-8 feet wide. Bicycle lanes can be found 
in a large variety of configurations and can have special characteristics including coloring and placement if beneficial. 
Bicycle lanes enable bicyclists to ride at their preferred speed without interference from prevailing traffic conditions 
and facilitate predictable behavior and movements between bicyclists and motorists. Bicyclists may leave the bicycle 
lane to pass other bicyclists, make left turns, avoid obstacles or debris, and to avoid conflicts with other roadway 
users. 

Additional Guidance 

 AASHTO Guide for the Development of Bicycle Facilities

 Caltrans Highway Design Manual (Chapter 1000)

 California MUTCD
 Additional standards and treatments for bicycle lanes are provided in the following pages

 B-2
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Bicycle Lane Adjacent to On-Street Parallel Parking 

Design Summary 

Parking ‘T’ bicycle lane design.   

Diagonal stripe bicycle lane design (maximum width). 

Parking buffer bicycle lane design.

Bicycle Lane Width:  
 5’ recommended when parking stalls are marked

 4’ minimum in constrained locations

 8’ maximum (greater widths may encourage vehicle 
loading in bicycle lane)

Shared bicycle and parking lane width: 
 12’ for a shared lane adjacent to a curb face

 11’ minimum for a shared bicycle/parking lane where 
parking is permitted but not marked on streets without 
curbs

 If the parking volume is substantial or turnover is high, an 
additional 1 to 2 feet of width is desirable

Discussion 

Bicycle lanes adjacent to on-street parallel parking are common 
in the U.S. A suddenly-opened vehicle door presents a hazard for 
bicyclists using this type of facility, especially when adequate 
separation from parked vehicles is not provided. Conversely, wide 
bicycle lanes may encourage the bicyclist to ride farther to the 
right (door zone) to maximize distance from passing traffic. Wide 
bicycle lanes may also cause confusion with unloading vehicles in 
busy areas where parking is typically full.  

Treatments to encourage bicyclists to ride away from the ‘door 
zone’ include: 
 Installing parking “T’s” and smaller bicycle lane stencils 

placed to the left (see graphic at top)

 Using diagonal stripes to encourage bicyclists to ride on 
the left side of the bicycle lane (shown middle; this 
treatment is not standard and should be studied before 
use)

 Provide a buffer zone (preferred design; shown bottom). 
Bicyclists traveling in the center of the bicycle lane will be 
less likely to encounter open car doors. Motorists have 
space to stand outside the bicycle lane when loading and 
unloading. 

Guidance 

 AASHTO Guide for the Development of Bicycle Facilities

 Caltrans Highway Design Manual (Chapter 1000)

 California MUTCD

B-3
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Bicycle Lane Adjacent to On-Street Diagonal Parking 

Design Summary 

Bicycle Lane Width:  
 5’ minimum

 White 4” stripe separates bicycle lane from parking bays

 Parking bays are sufficiently long to accommodate most vehicles
(vehicles do not block bicycle lane)

Recommended bicycle lane adjacent to 
on-street diagonal parking design. 

‘Back-in’ diagonal parking enhances safety 
for bicyclists by improving drivers’ visibility 

as they exit the parking space. 

Discussion 

In areas with high parking demand such as urban commercial areas, 

diagonal parking can be used to increase parking supply. Conventional 

“head-in” diagonal parking is not recommended in conjunction with 

high levels of bicycle traffic or with the provision of bicycle lanes as drivers 

backing out of conventional diagonal parking spaces have poor visibility 

of approaching bicyclists. 

The use of ‘back-in diagonal parking’ or ‘reverse angled parking’ is 

recommended over head-in diagonal parking. This design addresses 

issues with diagonal parking and bicycle travel by improving sight 

distance between drivers and bicyclists and has other benefits to 

vehicles including: loading and unloading of the trunk occurs at the curb 

rather than in the street, passengers (including children) are directed by 

open doors towards the curb, no door conflict with bicyclists. While 

there may be a learning curve for some drivers, using back-in diagonal 

parking is typically an easier maneuver than conventional parallel 

parking. 

Guidance 

 AASHTO Guide for the Development of Bicycle Facilities

B-4
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Bicycle Lane without On-Street Parking 

Design Summary 

Bicycle lane width:  
 4’ minimum when no curb & gutter are present

(rural road sections)

 5’ minimum when adjacent to curb and gutter (3’
more than the gutter pan width if the gutter pan 
is wider than 2’)

 6’ recommended where ROW allows

Maximum Width: 
 8’ adjacent to arterials with high travel speeds (45+

mph)

Recommend bicycle lane without on-street parking design. 

Where on-street parking is not allowed adjacent to a 
bicycle lane, bicyclists do not require additional space to 

avoid opened car doors. 

Discussion 

Wider bicycle lanes are desirable in certain 

circumstances such as on higher speed arterials (45+ 

mph) where a wider bicycle lane can increase 

separation between passing vehicles and bicyclists. 

Wide bicycle lanes are also appropriate in areas with 

high bicycle use. A bicycle lane width of six to eight 

feet makes it possible for bicyclists to ride side-by-side 

or pass each other without leaving the bicycle lane, 

increasing the capacity of the lane. Appropriate 

signing and stenciling is important with wide bicycle 

lanes to ensure motorists do not mistake the lane for a 

vehicle lane or parking lane. 

Guidance 

 AASHTO Guide for the Development of Bicycle 
Facilities

 Caltrans Highway Design Manual (Chapter 1000) 

 California MUTCD

B-5
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Bicycle Lane Intersection Treatments 

Bicycle Signal Actuation 

 Design Summary 

Recommended loop detector marking design. 

Example bicycle actuator marking. 

Instructional Sign  
(MUTCD Sign R10-15). 

At signalized intersections, bicyclists should be able to trigger signals 
when cars are not present. Requiring bicyclists to dismount to press a 
pedestrian button is inconvenient and requires the bicyclist to merge 
into traffic at an intersection. It is particularly important to provide 
bicycle actuation in a left-turn only lane where bicyclists regularly 
make left turn movements. 

Discussion 

Loop Detectors 
Bicycle-activated loop detectors are installed within the roadway to 
allow the presence of a bicycle to trigger a change in the traffic signal.  
This allows the bicyclist to stay within the lane of travel and avoid 
maneuvering to the side of the road to trigger a push button.  
Many demand-actuated signals use loop detectors embedded in the 
roadway pavement, which can be attuned to be sensitive enough to 
detect any type of metal, including bicycle frames. Identify with the 
“Bicycle Detector Symbol” shown in Figure 9C-7(CA) in the CA- 
MUTCD. 

Detection Cameras 
Video detection cameras can also be used to determine when a 
vehicle is waiting for a signal. These systems use digital image 
processing to detect a change in the image at the location. Cameras 
can detect bicycles, although bicyclists should wait in the center of the 
lane, where an automobile would usually wait, in order to be detected. 
Detection cameras are currently used for bicyclists in the City of San 
Luis Obispo, CA, where the system has proven to detect pedestrians 
as well.  

Remote Traffic Microwave Sensor Detection (RTMS) 
RTMS is a system developed in China which uses frequency 
modulated continuous wave radio signals to detect objects in the 
roadway. This method is marked with a time code which gives 
information on how far away the object is. The RTMS system is 
unaffected by temperature and lighting, which can affect standard 
detection cameras. 

Guidance 

 ITE Guidance for Signal Detection for Bicycles:
https://www.ite.org/technical-resources/topics/complete-
streets/bicycle-signals/signal-detection-for-bicycles/
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Bicycle Lane Intersection Treatments 

Bicycle Lanes at Channelized Intersection with Right Turn Pocket 

Design Summary 

Recommended shared bicycle/right turn lane design. 

Shared bicycle-right turn lanes require warning signage 
as well as pavement markings. 

 Shared turn lane width – min. 12 feet

 Bicycle lane pocket width – min. 4 feet

Discussion 

This treatment is recommended at intersections lacking 
sufficient space to accommodate a standard bicycle lane
and right turn lane. The shared bicycle/right turn lane places
a standard-width bicycle lane on the left side of a dedicated 
right turn lane. A dashed stripe delineates the space for 
bicyclists and motorists within the shared lane. This 
treatment includes signage advising motorists and 
bicyclists of proper positing within the lane. 
According to the CA MUTCD and Chapter 1000 of the 
Caltrans HDM, the appropriate treatment for right-turn 
only lanes is to place a bicycle lane pocket between the
right-turn lane and the right-most through lane or, where
ROW is insufficient, to drop the bicycle lane entirely 
approaching the right-turn lane. Dropping the bicycle lane is 
not recommended, and should only be done when a bicycle 
lane pocket cannot be accommodated. 
Colored bicycle lanes can help distinguish the bicycle lane in 
the merging area (see colored bicycle lane guidelines). 

Advantages: 
 Aids in correct positioning of bicyclists at

intersections with a dedicated right-turn lane 
without adequate space for a dedicated bicycle lane

 Encourages motorists to yield to bicyclists when 
using the right turn lane

 Reduces motor vehicle speed within the right-turn 
lane

Disadvantages: 
 May not be appropriate for intersections with large 

percentages of right-turning heavy vehicles

Guidance 

 This treatment has been implemented in San 
Francisco, CA and Eugene, OR

 AASHTO Guide for the Development of Bicycle 
Facilities

 Caltrans Highway Design Manual (Chapter 1000) 

 California MUTCD, Part 9
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Retrofitting Existing Streets with Bicycle Lanes 

Roadway Widening 

Design Summary 

Roadway widening is preferred on roads 
lacking curbs, gutters, and sidewalks 

Bicycle Lane Width: 
 4 feet minimum (see bicycle lane guidance)

 5 – 6 feet preferred

Discussion 

Bicycle lanes may be accommodated on streets with excess 
ROW through shoulder widening. Although street widening 
incurs higher expenses when compared to re-striping projects, 
bicycle lanes can be added to streets currently lacking curbs, 
gutters, and sidewalks without major infrastructure 
reconstruction. 

Guidance 

 AASHTO Guide for the Development of Bicycle Facilities

 Caltrans Highway Design Manual (Chapter 1000)

 Rosales, Jennifer. (2006). Road Diet Handbook: Setting Trends for Livable Streets

Example of roadway widening to accommodate bicycle lanes and sidewalks. 

B-8

Page 1776 of 1838



B I C Y C L E  M A S T E R  P L A N  |  1 0 5

Retrofitting Existing Streets with Bicycle Lanes 

Lane Narrowing (Road Diet 1) 

Design Summary 

This street in Portland, Oregon previously had 13’ 
lanes which were narrowed to accommodate bicycle 

lanes without removing travel lanes. 

 Vehicle lane: before 12’ to 15’; after: 10’ to 11’

 Bicycle lane width: see bicycle lane design guidance

Discussion 

Also called a "Road Diet," lane narrowing utilizes roadway 
space that exceeds minimum standards to create the required 
width to provide bicycle lanes. Many roadways have lanes 
that are wider than currently established minimums 
contained in the AASHTO Policy on the Geometric Design of 
Highways and Streets and the Caltrans HDM. Most standards 
allow for the use of 11’ and sometimes 10’ travel lanes. 

Special considerations should be given to the amount of 
heavy vehicle traffic and horizontal curvature before the 
decision is made to narrow travel lanes. Center turn lanes can 
also be narrowed in some situations to create pavement 
space for bicycle lanes. 

Guidance 

 AASHTO Guide for the Development of Bicycle Facilities

 Caltrans Highway Design Manual (Chapter 1000)

 Rosales, Jennifer. (2006). Road Diet Handbook: Setting Trends for Livable Streets

Example of vehicle travel lane narrowing to accommodate bicycle lanes. 
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Retrofitting Existing Streets with Bicycle Lanes 

Lane Reconfiguration (Road Diet 2) 

Design Summary Design Example 

 Vehicle lane width depends on project. Lane 
narrowing may not be needed if a lane is removed 

 Bicycle lane width: see bicycle lane design guidance

This road was re-striped to convert four vehicle 
travel lanes into three travel lanes with bicycle lanes. 

Discussion 

The removal of a single travel lane will generally provide 
sufficient space for bicycle lanes on both sides of a street. 
Streets with excess vehicle capacity provide opportunities 
for bicycle lane retrofit projects. Depending on a street’s 
existing configuration, traffic operations, and user needs, 
various lane reduction configurations may be applied. For 
instance, a four-lane street (with two travel lanes in each 
direction) could be modified to include one travel lane in 
each direction, a center turn lane, and bicycle lanes. Prior to 
implementing this measure, a traffic analysis should be 
performed to identify potential impacts. 

Guidance 

 Slated for inclusion in the update to the AASHTO Guide for the Development of Bicycle Facilities

 Rosales, Jennifer. (2006). Road Diet Handbook: Setting Trends for Livable Streets

Example of vehicle travel lane reconfiguration to accommodate bicycle lanes 
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Retrofitting Existing Streets with Bicycle Lanes 

Parking Reduction (Road Diet 3) 

Design Summary 

Some streets may not require parking on both 
sides 

 Vehicle lane width depends on project. Lane narrowing 
may not be needed depending on the width of the 
parking lane to be removed

 Bicycle lane width: see bicycle lane design guidance

Discussion 

Bicycle lanes could replace one or more on-street parking lanes on 
streets where excess parking exists and/or the importance of 
bicycle lanes outweighs parking demand. For instance, parking 
may be needed on only one side of a street (as shown below 
and at right). Eliminating or reducing on-street parking also 
improves sight distance for bicyclists in bicycle lanes and for 
motorists on approaching side streets and driveways. Prior to 
reallocating on-street parking for other uses, a parking study 
should be performed to gauge demand and to evaluate impacts 
to people with disabilities. 

Guidance 

 Rosales, Jennifer. (2006). Road Diet Handbook: Setting Trends for Livable Streets

Example of parking removal to accommodate bicycle lanes. 
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6.5.4 Bicycle Routes/Bicycle Boulevards 

Bicycle Routes/Boulevards 

Design Summary 

Recommended design for bicycle boulevards. 

Bicycle boulevards are designed for low-speed/ 
volume streets to provide a comfortable and 

pleasant experience for bicyclists. 

 Roadway width varies depending on roadway configuration 

 Use D11-1 “Bike Route” signs as specified for shared 
roadways

 Shared lane markings may be applied

 Intersection treatments, traffic calming, and traffic 
diversions can be applied to improve the bicycling 
environment, as discussed in the following pages

Discussion 

Bicycle boulevards are low-volume streets where motorists and 
bicyclists share the same space. Treatments for bicycle boulevards 
include five “application levels” based on their level of physical 
intensity, with Level 1 representing the least physically-intensive 
treatments that can be implemented at relatively low costs. 

Traffic calming and other treatments are applied along the corridor 
to reduce vehicle speeds such that motorists and bicyclists travel at 
similar speeds, creating a more comfortable environment for all 
users. Bicycle boulevards incorporate treatments to facilitate 
convenient crossings where the route crosses a major street. They 
work best in well-connected street grids where riders can follow 
reasonably direct and logical routes and when higher-order 
parallel streets exist to serve through vehicle traffic. 

Bicycle boulevards can be enhanced with shared lane markings, 
directional signage, traffic diverters, chicanes, chokers, and other  
traffic calming measures to reduce vehicle speeds and/or volumes. 
The level of treatment provided at a specific location depends on 
several factors, discussed in the following pages. 

Guidance 

 Bicycle boulevards have been implemented in Berkeley, 
Emeryville, Palo Alto, San Luis Obispo, and Pasadena, CA; 
Portland and Eugene, OR; Vancouver, BC; Tucson, AZ; 
Minneapolis, MN; Ocean City, MD; and Syracuse, NY

 Alta Planning + Design and IBPI. Fundamentals of Bicycle 
Boulevard Planning & Design:
https://trec.pdx.edu/sites/default/files/
BicycleBoulevardGuidebook(optimized).pdf

 City of Berkeley. (2000). Bicycle Boulevard Design Tools and 
Guidelines:
https://nacto.org/wp-content/uploads/2012/06/City-of-
Berkeley-2000.pdf

 AASHTO Guide for the Development of Bicycle Facilities

 California MUTCD
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Bicycle Routes/Boulevards 

Discussion (continued) 

Bicycle boulevards serve a variety of purposes: 
 Parallel major streets lacking dedicated bicycle 

facilities:
o Higher-order streets typically include major 

bicyclist destinations (e.g., commercial and 
employment areas). However, these corridors 
often lack bicycle lanes or other dedicated 
facilities, creating an uncomfortable, unattractive, 
and potentially challenging riding environment. 
Bicycle boulevards serve as alternate parallel 
facilities that allow bicyclists to avoid major 
streets for longer trips.

 Parallel major streets with bicycle facilities that are 
uncomfortable for some users:

o Some users may not feel comfortable using 
bicycle lanes on major streets due to high traffic 
volumes and vehicle speeds, conflicts with 
motorists entering and leaving driveways, and/or 
conflicts with buses loading and unloading 
passengers. Children and less-experienced riders 
may find these environments especially 
challenging. Utilizing lower-order streets, bicycle 
boulevards provide alternate route choices for 
these types of bicyclists. It should be noted that 
bicycle lanes on major streets provide important 
access to key land uses, and the major street 
network often provides the most direct routes 
between major destinations. For these reasons, 
bicycle boulevards should complement a bicycle 
lane network and not serve as a substitute. 

 Ease of implementation on most local streets: 
o Bicycle boulevards incorporate cost-effective and 

less physically-intrusive treatments than bicycle 
lanes and cycle tracks. Relatively inexpensive 
treatments such as new signage, pavement 
markings, and striping can be applied to enhance 
bicyclists’ mobility and safety. Other treatments 
such as curb extensions, medians, and signal 
modifications can be implemented at reasonable 
costs, with consideration for emergency vehicle 
access.

 Benefits beyond an improved bicycling 
environment: 
o Residents living on bicycle boulevards benefit 

from reduced vehicle speeds and through traffic. 
Pedestrians and other users can also benefit from 
bicycle boulevards through improved crossings at 
intersections.

Sample bicycle boulevard treatments. 
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Bicycle Routes/Boulevards 

Bicycle Boulevard Application Levels 

This section describes various treatments commonly used for developing Bicycle Boulevards. The treatments fall within 
fve basic “application levels” based on their level of physical intensity, with Level 1 representing the least physically-

intensive treatments that could be implemented at relatively low costs and constitute Bicycle Routes. Identifying 
appropriate application levels for individual Bicycle Boulevard corridors provides a starting point for selecting 
appropriate site-specific improvements. The five Bicycle Boulevard application levels are as follows:

Level 1:  Signage  

Level 2:  Pavement Markings   

Level 3:  Intersection Treatments 

Level 4:  Tra�c Calming  

Level 5:  Tra�c Diversion  

It should be noted that corridors targeted for higher-level applications would also receive relevant lower-level 
treatments since a Bicycle Boulevard is a Bicycle Route where additional traffic calming measures have been 
implemented. For instance, a street targeted for Level 3 applications should also include Level 1 and 2 applications 
as necessary. Additionally, it may not be necessary to apply all treatments for a specific level. National City should 
gather input from the bicycling community and neighborhood groups during the planning stages. 

POTENTIAL BICYCLE BOULEVARD APPLICATIONS

LEVEL 1
Signage

LEVEL 2
Pavement Markings

LEVEL 3
Intersection 
Treatments

LEVEL 4
Traffic Calming

LEVEL 5
Traffic Diversion

Intensity of Treatments 
(varies based on roadway conditions and area characteristics)

Shared Lane
Marking

Shared Lane
Marking

Shared Lane
Marking

Shared Lane
Marking

Pavement 
Markings

Pavement
Markings

Pavement 
Markings

Pavement 
Markings

Medians/
Islands Half Signals

Medians/
Islands Half Signals

Medians/
Islands Half Signals

Chicanes
Mini Traffic 

Circles Chicanes
Mini Traffic 

Circles

Choker 
Entrances

Traffic 
Diverters

Signed Shared Bikeway Bicycle Boulevard

Bicycle Left-
Turn Lanes

Marked 
Crosswalks

WarningWayfinding WarningWayfinding WarningWayfinding WarningWayfinding WarningWayfinding
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Level 1: Bicycle Route/Boulevard Signing 

Design Summary 

 Signage is a cost-effective, yet highly-visible treatment 
that can improve the riding environment on a bicycle 
boulevard

 Consistent signage and pavement markings should be 
applied

Discussion 

Wayfinding Signs 
Wayfinding signs are typically placed at key locations leading to 
and along bicycle boulevards, including where multiple routes 
intersect and at key bicyclist “decision points.” Wayfinding signs 
displaying destinations, distances, and “riding time” can dispel 
common misperceptions about time and distance while 
increasing users’ comfort and accessibility to the boulevard 
network. 

Wayfinding signs also visually cue motorists that they are 
driving along a bicycle route and should correspondingly use 
caution. Note that too many signs tend to clutter the ROW
and it is recommended that these signs be posted at a level 
most visible to bicyclists and pedestrians, rather than per 
vehicle signage standards. 

Warning signs 
Warning signs advising motorists to “share the road” and “watch 
for bicyclists” may also improve bicycling conditions on shared 
streets. These signs are especially useful near major bicycle trip 
generators such as schools, parks and other activity centers. 
Warning signs should also be placed on major streets 
approaching bicycle boulevards to alert motorists of bicyclist 
crossings. 

Guidance 

 Alta Planning + Design and IBPI. Fundamentals of Bicycle 
Boulevard Planning & Design:
https://trec.pdx.edu/sites/default/files/
BicycleBoulevardGuidebook(optimized).pdf

 City of Berkeley. (2000). Bicycle Boulevard Design Tools and 
Guidelines

 AASHTO Guide for the Development of Bicycle Facilities

 California MUTCD, Part 9
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Level 2: Bicycle Route/Boulevard Pavement Markings 

Design Summary 

Bicycle boulevard directional 
marker.  

Shared lane markings also provide 
directional support for bicyclists.  

Example of on-street parking 
delineation. 

 The shared lane marking is the only wayfinding/bicycle boulevard 
pavement marking approved by the California MUTCD

Discussion 

Directional Pavement Markings  
Directional pavement markings (also known as “bicycle boulevard markings” or 
“breadcrumbs”) lead bicyclists along a boulevard and reinforce that they are on a 
designated route. Markings can take a variety of forms, such as small bicycle 
symbols placed every 600-800 feet along a linear corridor, as previously used on 
Portland, Oregon’s bicycle boulevard network. 

Recently, jurisdictions have been using larger, more visible pavement markings. 
Shared lane markings may be used as bicycle boulevard markings. Portland, OR is 
moving towards this option. 

In Berkeley, California, non-standard pavement markings include larger-scale 
lettering and stencils to clearly inform motorists and bicyclists of a street’s 
function as a bicycle boulevard. 

On-Street Parking Delineation  
Delineating on-street parking spaces with paint or other materials clearly 
indicates where a vehicle should be parked and can discourage motorists from 
parking their vehicles too far into the adjacent travel lane. This marking helps 
bicyclists by maintaining a wide enough space to safely share a travel lane with 
moving vehicles while minimizing the need to swerve farther into the travel lane to 
maneuver around parked cars. In addition to benefiting bicyclists, delineated 
parking spaces also promote the efficient use of on-street parking by maximizing 
the number of spaces in high-demand areas. 

Guidance 

 Alta Planning + Design and IBPI. Fundamentals of Bicycle Boulevard 
Planning & Design:
https://trec.pdx.edu/sites/default/files/
BicycleBoulevardGuidebook(optimized).pdf

 City of Berkeley. (2000). Bicycle Boulevard Design Tools and Guidelines

 AASHTO Guide for the Development of Bicycle Facilities

 California MUTCD
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Level 3: Bicycle Routes/Boulevards at Minor Unsignalized Intersections 

Design Summary 

Stop signs effectively minimize conflicts 
along bicycle boulevards.  

Curb extensions can be a good location for 
pedestrian amenities, including street trees. 

Bicycle forward stop bars encourage 
bicyclists to wait where they are more 

visible. 

 Encourage use of bicycle boulevards, enhance bicyclist safety 
and reduce bicycle travel time by eliminating unnecessary 
stops and improving intersection crossings

Discussion 

Stop Sign on Cross-Street 
Unmarked intersections are concerning for bicyclists because cross-
traffic may not be looking for them. Stop signs are a relatively 
inexpensive treatment to minimize bicycle and cross-vehicle 
conflicts. However, placing stop signs at all intersections along 
bicycle boulevards may be unwarranted as a traffic control measure. 
Yield signs should be considered if stop signs are not warranted. 

Curb Extensions and High-Visibility Crosswalks  
This treatment is appropriate near activity centers with large 
amounts of pedestrian activity, such as schools or commercial areas. 
Curb extensions should only extend across the parking lane and not 
obstruct bicyclists’ path of travel or the travel lane. Curb extensions 
and high-visibility crosswalks both calm traffic and increase the 
visibility of pedestrians waiting to cross the street. 

Bicycle Forward Stop Bar 
A second stop bar for bicyclists placed closer to the centerline of the 
cross street than the first stop bar increases the visibility of bicyclists 
waiting to cross a street. This treatment is typically used with other 
crossing treatments (i.e. curb extension) to encourage bicyclists to 
take full advantage of crossing design. They are appropriate at 
unsignalized crossings where fewer than 25 percent of motorists 
make a right turn movement. 

Guidance 

 Alta Planning + Design and IBPI. Fundamentals of Bicycle 
Boulevard Planning & Design:
https://trec.pdx.edu/sites/default/files/
BicycleBoulevardGuidebook(optimized).pdf

 City of Berkeley. (2000). Bicycle Boulevard Design Tools and 
Guidelines

 AASHTO Guide for the Development of Bicycle Facilities.

 California MUTCD, Part 9
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Level 3: Bicycle Routes/Boulevards at Major Unsignalized Intersections 

Design Summary 

Medians on bicycle boulevards should 
provide space for a bicyclist to wait. 

Half-signals for bicyclists should be clearly 
marked to minimize confusion. 

Example of instructional signage from 
Portland, OR. 

 Increase crossing opportunities with medians and refuge 
islands

 Instructional and regulatory signage should be considered 
with installation of a bicycle signal. Instructional signage is not 
standard in the State of California. Part 4 of the California 
MUTCD covers bicycle signals

Discussion 

Medians/Refuge Islands 
At uncontrolled intersections at major streets, a crossing island can 
be provided to allow bicyclists to cross one direction of traffic at a 
time when gaps in traffic allow. The bicycle crossing island should be 
at least 8’ wide to be used as the bicycle refuge area. Narrower medians 
can accommodate bicycles if the holding area is at an acute angle to 
the major roadway. Crossing islands can be placed in the middle of the 
intersection, prohibiting left and through vehicle movements. 

Bicycle Signals 
Bicycle signals have been an approved traffic control device in
California since the technology was studied and approved after years 
of service in the City of Davis. A bicycle signal provides an exclusive 
signal phase for bicyclists traveling through an intersection. This 
element takes the form of a new signal head installed with red, amber, 
and green bicycle indications. Bicycle signals can be actuated with 
bicycle-sensitive loop detectors, video detection, or push buttons. 

Where few crossing gaps exist and major street traffic does not 
typically stop for pedestrians and bicyclists waiting to cross, “half 
signals” can be installed to improve the crossing environment. Half 
signals include pedestrian and bicycle activation buttons and may 
also include loop detectors on the bicycle boulevard approach. Many 
of these models have been used successfully for years overseas, and 
their use in the U.S. has increased dramatically over the last decade.  

Guidance 

Note: While bicycle signals are approved for use in California, 
information should be provided such that at intersections with 
bicycle signals, bicycles should only obey the bicycle signal heads. 

 Alta Planning + Design and IBPI. Fundamentals of Bicycle 
Boulevard Planning & Design:
https://trec.pdx.edu/sites/default/files/
BicycleBoulevardGuidebook(optimized).pdf

 City of Berkeley. (2000). Bicycle Boulevard Design Tools and 
Guidelines

 AASHTO Guide for the Development of Bicycle Facilities

 California MUTCD
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Level 3: Bicycle Routes/Boulevards at Offset Intersections 

Design Summary 

Example of a bicycle left-turn lane. 

This bicycle-only left-turn pocket guides bicyclists 
along a popular bicycle route. 

 Installing turning lanes or pockets at offset intersections 
provides bicyclists with a refuge to make a two-step turn

 Bicycle left turn lanes – 5 feet wide minimum, with a total of 
11 feet required for both turn lanes and center striping

Discussion 

Offset intersections can be challenging for bicyclists, who need to 

transition onto the busier cross-street in order to continue along the 

boulevard. 

Bicycle Left-Turn Lane 

Similar to medians/refuge islands, bicycle left-turn lanes allow the 

crossing to be completed in two phases. A bicyclist on the boulevard 

can execute a right-hand turn onto the cross-street and then wait in 

a delineated left-turn lane for a gap in oncoming traffic. 

Bicycle Left -Turn Pocket 

A bicycle-only left-turn pocket permits bicyclists to make left turns 

while restricting vehicle left turns. If the intersection is signal-

controlled, a left arrow signal may be appropriate, depending on 

bicycle and vehicle volumes. Signs should be provided prohibiting 

motorists from turning. Ideally, the left turn pocket should be 

protected by a raised curb, but the pocket may also be defined by 

striping if necessary. Because of the restriction on vehicle left-

turning movements, this treatment also acts as traffic diversion.  

Guidance 

B-19
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Level 4: Bicycle Boulevard Traffic Calming  

Design Summary 

Chicanes require all vehicles to slow down. 

Traffic circles provide an opportunity for 
landscaping, but visibility should be maintained. 

Speed humps are a common traffic calming 
treatment. 

 Traffic calming treatments are intended to reduce vehicle
speeds, enabling motorists and bicyclists to safely co-exist
on the same facility

Discussion 

Chicanes 
Chicanes are a series of raised or delineated curb extensions on 
alternating sides of a street forming an S-shaped curb, which 
reduce vehicle speeds through narrowed travel lanes and 
horizontal deflection. Chicanes can also be achieved by 
establishing on-street parking on alternating sides of the street. 
These treatments are most effective on streets with narrower cross-
sections. 

Mini Traffic Circles 
Mini traffic circles are raised or delineated islands placed at 
intersections, reducing vehicle speeds through tighter turning radii 
and narrowed vehicle travel lanes (see right). These devices can 
effectively slow vehicle traffic while facilitating all turning 
movements at an intersection. Mini traffic circles can also include a 
paved apron to accommodate the turning radii of larger vehicles 
like fire trucks or school buses. 

Speed Humps 
Shown to the right, speed humps are rounded raised areas of the 
pavement requiring approaching motor vehicles to reduce speeds. 
These devices also discourage through vehicle travel on a bicycle 
boulevard when a higher-order, parallel route exists. Speed humps 
should never be constructed so steep that they may cause a 
bicyclist to lose control or be distracted. In some cases, a gap may 
be provided allowing bicyclists to continue on the level roadway 
surface, while still requiring vehicles to slow down to cross the 
barrier. 

Curb Extensions and High-Visibility Crosswalks 
See previous discussion in section Level 3: Bicycle 
Routes/Boulevards at Minor Unsignalized Intersections. 

Guidance 

 Alta Planning + Design and IBPI. Fundamentals of Bicycle
Boulevard Planning & Design:
https://trec.pdx.edu/sites/default/files/
BicycleBoulevardGuidebook(optimized).pdf

 City of Berkeley. (2000). Bicycle Boulevard Design Tools and 
Guidelines

 AASHTO Guide for the Development of Bicycle Facilities
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Level 5: Bicycle Boulevard Traffic Diversion 

Design Summary 

Choker entrances prevent vehicular traffic from turning from 
a major street onto a traffic-calmed bicycle boulevard. 

Traffic diverters prevent through-vehicle traffic as well as 
cross-traffic. 

 Traffic diversion treatments maintain through 
bicycle travel on a street while physically 
restricting through vehicle traffic

 Traffic diversion is most effective when higher-
order streets can sufficiently accommodate the 
diverted traffic associated with these treatments

Discussion 

Choker Entrances 
Choker entrances are intersection curb extensions or 
raised islands allowing full bicycle passage while 
restricting vehicle access to and from a bicycle 
boulevard. When approaching a choker entrance at a 
cross-street, motorists on the bicycle boulevard must 
turn onto the cross-street while bicyclists may continue 
forward. These devices can be designed to permit some 
vehicle turning movements from a cross-street onto the 
bicycle boulevard, while restricting other movements. 

Traffic Diverters 
Similar to choker entrances, traffic diverters are raised 
features directing vehicle traffic off the bicycle 
boulevard while permitting through bicycle travel. 
Advantages: 
 Provides safe refuge in the median of the major 

street so that bicyclists only have to cross one 
direction of traffic at a time; works well with 
signal-controlled traffic platoons coming from 
opposite directions

 Provides traffic calming and enhances safety by 
preventing left turns and/or through traffic from 
using the bicycle boulevard

Disadvantages: 
 May increase travel time for motorists and 

potentially result in loss of parking

 Crossing island requires maintenance

Guidance 

 Alta Planning + Design and IBPI. Fundamentals of 
Bicycle Boulevard Planning & Design:
https://trec.pdx.edu/sites/default/files/
BicycleBoulevardGuidebook(optimized).pdf

 City of Berkeley. (2000). Bicycle Boulevard Design 
Tools and Guidelines

 AASHTO Guide for the Development of Bicycle 
Facilities
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6.6 Off–Street Bicycle Facility Design Guidelines 
Off-Street Facility Design Guidelines  
A Class I facility allows for two-way, off-street bicycle traffic and 
may also be used by pedestrians, skaters, wheelchair users, 
joggers, and other non-motorized modes. These facilities are 
frequently found in parks, along rivers, and in greenbelts or 
utility corridors where there are few conflicts with motorized 
vehicles. Class I facilities can also include amenities such as 
lighting, signage, and fencing (where appropriate). In California, 
design of Class I facilities is dictated by Chapter 1000 of the 
Highway Design Manual. 

Shared-use paths can provide a desirable facility particularly for 
novice riders, recreational trips, and bicyclists of all skill levels 
preferring separation from traffic. Shared-use paths will 
generally provide new travel opportunities. 

Shared-use paths serve bicyclists and pedestrians and provide 
additional width over a standard sidewalk. Facilities may be 
constructed adjacent to roads, through parks, or along linear 
corridors such as active or abandoned railroad lines or 
waterways. Regardless of the type, paths constructed next to the 
road must have some type of vertical (e.g., curb or barrier) or 
horizontal (e.g., landscaped strip) buffer separating the path 
from adjacent vehicle travel lanes. 

Elements that enhance shared-use path design include: 
 Providing frequent access points from the local roadway 

network; if access points are spaced too far apart, users 
will have to travel out of direction to enter or exit the 
path, which will discourage use

 Placing directional signs to direct users to and from the 
path

 Designing a strong enough structural section to allow 
heavy maintenance equipment to use the path without 
causing it to deteriorate

 Limiting the number of at-grade crossings with streets or 
driveways

 Terminating the path where it is easily accessible to and 
from the street system, preferably at controlled 
intersections or at the beginning of a dead-end street. If 
not properly designed, the point where the path joins the 
street network can put pedestrians and bicyclists in a 
position where motor vehicles are not expecting to see 
them

 Identifying and addressing potential safety and security 
issues up front

 Whenever possible, and especially where heavy use can 
be expected, separate bicycle and pedestrian ways 
should be provided to reduce conflicts

 Providing accessible parking spaces at trailheads and 
access points

Shared-use paths (also referred to as “trails” 
and “multi-use paths”) are often viewed as 

recreational facilities, but they are also 
important corridors for utilitarian trips. 
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6.6.1 Shared-Use Path Design 
Shared-Use Path Design 
Design Summary 

Recommended shared-use path design. 

The Cedar Lake Regional Trail in Minneapolis, MN 
has sufficient width to accommodate a variety of 

users. 

 Width standards: 

o 8 feet is the minimum allowed for a two-way 
multi-use path and is only recommended for 
lower facility use

o 10 feet is recommended in most situations and 
will be adequate for moderate to heavy use

o 12 feet is recommended for heavy use 
situations with high concentrations of multiple 
users such as joggers, bicyclists, rollerbladers 
and pedestrians

 Lateral Clearance: 2’ or greater shoulder on both 
sides (required by Caltrans’ HDM, Chapter 1000)

 Overhead Clearance: 10’ minimum recommended

 Maximum design speed: 20 mph; speed bumps or 
other surface irregularities should never be used to 
slow bicycles

 Recommended maximum grade: 5%; steeper 
grades can be tolerated for short distances (see 
guidelines following)

Discussion 
A hard surface should be used for multi-use trails. 
Concrete, while more expensive than asphalt, is the 
hardest of all trail surfaces and lasts the longest. However, 
joggers and runners prefer surfaces such as asphalt or 
decomposed granite due to its relative “softness”. While 
most asphalt is black, dyes (such as reddish pigments) can 
be added to increase the aesthetic value of the trail itself. 

When concrete is used the trail should be designed and 
installed using the narrowest possible expansion joints to 
minimize the amount of ‘bumping’ bicyclists experience 
on the trail. 

Shared-use paths should be designed according to ADA 
standards. Constructing trails may have limitations that 
make meeting ADA standards difficult and sometimes 
prohibitive. Prohibitive impacts include harm to significant 
cultural or natural resources, a significant change in the 
intended purpose of the trail, construction methods that 
do not comply with federal, state, or local regulations, or 
presence of terrain characteristics that prevent 
compliance. 
Guidance 

 U.S. Access Board (2014). Accessibility Standards for 
Federal Outdoor Developed Areas:
https://www.access-board.gov/files/aba/guides/
outdoor-guide.pdf

 U.S. Access Board (2013). Public Rights-of-Way 
Accessibility Guidelines:
https://www.access-board.gov/files/prowag/PROW-
SUP-SNPRM-2013.pdf

 AASHTO Guide for the Development of Bicycle Facilities
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Trail Accessibility 
Design Summary 

ADA clearance requirement. 

Shared-use paths surfacing materials affect 
which types of users can benefit from the 

facility. 

 Where less than 5’, a 3’ minimum clear width passing 
space should be provided at least every 100’

 Cross slope should not exceed 5%

 Provide signs indicating the length of the accessible trail 
segment

 Provide curb ramps at roadway crossings and curbs. 
Tactile warning strips and audible crossing signals are 
recommended

Discussion 
Slopes should not exceed 5%. However, certain conditions may 
require the use of steeper slopes. For conditions exceeding a 5% 
slope, the recommendations are as follows: 

 Up to an 8.3% slope for a 200 feet maximum run; landings 
or resting intervals must be provided every 20’

 Up to a 10% slope for a 30 feet maximum run; resting 
intervals spaced at 30 feet minimum

 Up to 12.5 % slope for 10 feet maximum run; resting 
intervals spaced at 10 feet minimum

The trail surface shall be firm and stable. The Forest Service 
Accessibility Guidelines defines a firm surface as a trail surface 
that is not noticeably distorted or compressed by the passage of 
a device that simulates a person who uses a wheelchair. Where 
ROWs are available, paths which exceed a 5% slope can be 
made more accessible by creating side paths that meander 
away from the primary path.

Guidance 

 American with Disabilities Act (ADA) for accessible trails
 U.S. Access Board (2014). Accessibility Standards for 

Federal Outdoor Developed Areas:
https://www.access-board.gov/files/aba/guides/outdoor-
guide.pdf

 Forest Service Accessibility Guidelines
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Managing Multiple Users 
Design Summary 

Centerline striping and directional arrows 
encourage bicyclists to provide space for other 

trail users to pass. 

Recommended design for a separated shared-use 
path. 

A commonly used multi-use trail etiquette sign. 

 Barrier separation – vegetated buffers or barriers, 
elevation changes, walls, fences, railings and bollards

 Distance separation – differing surfaces

 User behavior guidance signage

Discussion 
On trails that have high bicycle and pedestrian use, conflicts 
can arise between faster-moving bicyclists and slower 
bicyclists, as well as pedestrians and other users. As this 
conflict is a common problem in more urban areas, a variety 
of treatments have been designed to alleviate congestion 
and minimize conflicts. 

Centerline Striping 
On trails of standards widths, striping the centerline 
identifies which side of the trail users should be on.  

Physical Separation 
Differing surfaces suitable to each user group foster visual 
separation and clarity of where each user group should be. 
When trail corridors are constrained, the approach is often to 
locate the two different trail surfaces side by side with no 
separation. 

Offsetting of the pedestrian path should be provided if 
possible. Otherwise, physical separation should be provided 
in the form of a small hump or other crossable barrier. 
The bicycle path should be located on whichever side of the 
path will result in the fewest number of anticipated 
pedestrian crossings. For example, the bicycle path should 
not be placed adjacent to large numbers of destinations. Site 
analysis of each project is required to determine expected 
pedestrian behavior. 

Trail Etiquette Signage 
Informing trail users of acceptable trail etiquette is important 
when multiple user types are anticipated. Yielding the right-
of-way is a courtesy and a necessary part of a safe trail 
experience involving multiple trail users. Trail right-of-way 
information should be posted at trail access points and along 
the trail. The message must be clear and easy to understand. 
Where appropriate, trail etiquette systems should instruct 
trail users to the yielding of bicyclists to pedestrians and 
equestrians and the yielding of pedestrians to equestrians. 

Guidance 

 California MUTCD, Part 9.  Section 9C.03 contains 
additional information about centerline striping on a 
trail
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Trails Along Roadways 
Design Summary 

Trails directly adjacent to roadways can be 
challenging for users at roadway intersections. 

 5’ minimum buffer should separate the path from 
the edge of the roadway; otherwise, a physical 
barrier should be installed

Shared-use paths may be considered along roadways 
under the following conditions: 
 The path will generally be separated from all motor 

vehicle traffic

 Bicycle and pedestrian use is anticipated to be high 

 To provide continuity with an existing path through a 
roadway corridor

 The path can be terminated at each end onto streets 
or trails with good bicycle and pedestrian facilities

 There is adequate access to local cross-streets and 
other facilities along the route

 Any needed grade separation structures do not add 
substantial out-of-direction travel

 The total cost of providing the proposed path is 
proportionate to the need, compared to the cost of 
providing on-street facilities

Discussion 

Concerns about shared-use paths directly adjacent to roadways (e.g., with minimal or no separation) are: 
 Half of bicycle traffic may ride against the flow of vehicle traffic, contrary to the rules of the road

 When the path ends, bicyclists riding against traffic tend to continue to travel on the wrong side of the 
street, as do bicyclists who are accessing the path.  Wrong-way bicycle travel is a major cause of crashes

 At intersections, motorists crossing the path often do not notice bicyclists approaching, especially where 
sight distances are poor

 Bicyclists are required to stop or yield at cross-streets and driveways, unless otherwise posted

 Stopped vehicles on a cross-street or driveway may block the path

 Because of the proximity of vehicle traffic to opposing bicycle traffic, barriers are often necessary to separate 
motorists from bicyclists. This type of improvement increases construction and maintenance costs

 Paths directly adjacent to high-volume roadways diminish users’ experience by placing them in an 
uncomfortable environment

As bicyclists gain experience and realize some of the advantages of riding on the roadway, some riders stop using 
paths adjacent to roadways. Bicyclists may also tend to prefer the roadway as pedestrian traffic on the shared use 
path increases. When designing a bikeway network, the presence of a nearby or parallel path should not be used as 
a reason to forego adequate shoulder or bicycle lane width on the roadway, as the on-street bicycle facility will 
generally be superior to the “sidepath” for experienced bicyclists and those who are bicycling for transportation 
purposes. Bicycle lanes should be provided as an alternate (more transportation-oriented) facility whenever 
possible.

Guidance 

 Both the California Highway Design Manual Chapter 1000 and the AASHTO Guide for the Development of 
Bicycle Facilities recommend against the development of multi-use paths directly adjacent to roadways 
without providing adequate buffers/barriers between path users and motorists. 
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6.6.2 Path/Roadway Crossings 
Path/Roadway Crossings 
Design Summary 

An offset crossing forces pedestrians to turn and 
face the traffic they are about to cross. 

At-grade path/roadway crossings will generally fit into one of 
four basic categories: 
 Type 1:  Marked/Unsignalized Crossings - Include trail 

crossings of residential, collector, and sometimes 
arterial streets or railroad tracks. May include flashing 
beacons and other treatments to enhance visibility

 Type 2:  Route Users to Existing Signalized 
Intersections - Trails that emerge near existing 
signalized intersections may be routed to these 
locations provided that sufficient protection is 
implemented at the existing intersection

 Type 3:  Signalized/Controlled Crossings – Include trail 
crossings that require signals or other control 
measures due to high traffic volumes, speeds, and trail 
usage

 Type 4:  Grade-Separated Crossings - Bridges or under-
crossings provide the maximum level of safety but are 
also generally the most expensive to build and 
maintain

Discussion 
While at-grade crossings create conflicts between path users and motorists, well-designed crossings have not 
historically presented safety issues for path users. This trend is evidenced by the thousands of successful paths 
around the United States with at-grade crossings. In most cases, at-grade path crossings can be properly 
designed to meet existing traffic safety standards.  

Evaluation of path crossings involves analysis of vehicular and anticipated path user traffic patterns, including:

 Vehicle speeds

 Street width

 Sight distance

 Traffic volumes (average daily traffic and peak hour traffic)

 Path user profile (age distribution, destinations served)

Crossing features for all roadways should include warning signs for both vehicles and path users. 
Consideration must be given for proper warning distance based on vehicle speeds and line of sight. Signs must 
be clearly visible to drivers. Treatments such as flashing lights, enhanced roadway striping, and changes in 
pavement texture can improve driver awareness of the crossing.  Signing for path users must include a standard 
“STOP” sign and pavement markings, sometimes combined with other features such as bollards or a deflection in 
the pathway to slow bicyclists. 

Guidance 

 Federal Highway Administration (FHWA) Report (2005), Safety Effects of Marked vs. Unmarked Crosswalks at 
Uncontrolled Locations.
https://www.fhwa.dot.gov/publications/research/safety/04100/04100.pdf

 California Highway Design Manual, Chapter 1000

 AASHTO Guide for the Development of Bicycle Facilities
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Type 1: Marked/Unsignalized Crossings 
Uncontrolled Mid-Block Crossing
Design Summary 

Recommended design from CA-MUTCD, Figure 3B-15 

Recommended signage from FHWA-MUTCD, Figure 9B-3 

 Installed where there is a high demand 
for crossing and no nearby existing 
signalized crossings

 If yield lines are used for vehicles, they 
shall be placed 20–50’ in advance of the 
nearest crosswalk line to indicate the 
point at which to yield and ‘Yield Here to 
Pedestrians’ signs shall be placed 
adjacent to the yield line

 The Bicycle Warning (W11-1) sign may be 
used to alert road users of unexpected 
entries into the roadway by bicyclists

 A ladder-style crosswalk may be used to 
enhance visibility

 Warning signs and markings on the path 
should be installed

Discussion 

The California MUTCD recommends the use of 
yield lines and “Yield Here to Pedestrians” signs 
at uncontrolled crossings of a multi-lane 
roadway. The Federal  MUTCD includes a trail 
crossing sign (W11-15 and W11-15p), which may 
be used where both bicyclists  and pedestrians 
cross the roadway, such as at an intersection 
with a shared-use path. 

Guidance 

 California MUTCD, Part 9

 FHWA-MUTCD, Part 9

 AASHTO Guide for the Development of Bicycle Facilities
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Type 2: Route Users to Existing Signalized Intersections 
Design Summary 

 Recommended diversion of shared-use path to existing 
signalized intersection where path is within 350 feet of signalized 

intersection. 

 A path should cross at a signalized 
intersection if there is a signalized 
intersection within 350 feet of the 
path and the crossroad is a high-
volume arterial

 Intersection warning signs (W2-1 
through W2-5) may be used on the 
path to indicate the presence of an 
intersection and the potential for 
turning or entering traffic. A trail-
sized stop sign (R1-1) should be 
placed about 5 feet before the 
intersection

This option eliminates conflicting vehicle 
traffic by redirecting path users. 

Discussion 
Shared-use paths within 350 feet of an 
existing signalized intersection with 
pedestrian actuation are typically diverted to 
the signalized intersection to enhance safety.  
For this option to be effective, barriers and 
signage should be implemented to direct 
shared-use path users to the signalized 
crossings.   

Guidance 

 California Highway Design Manual, Chapter 1000

 California MUTCD, Part 9

 AASHTO Guide for the Development of Bicycle Facilities

 AASHTO Policy on the Geometric Design of Highways and Streets

 FHWA-RD-87-038 Investigation of Exposure-Based Pedestrian Accident Areas: Crosswalks, Sidewalks, Local 
Streets, and Major Arterials

2

2010 
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Type 3: Signalized/Controlled Crossings 
Design Summary 

CA-MUTCD guidance for a signalized mid-block crossing. 

Type 3 Crossing 

Toucan Crossing (this experimental treatment has not been 
approved for use in California). 

 Use when greater than 300 feet from an existing 
signalized crossing

 Use where the 85th percentile travel speeds are 
greater than 40 mph and/or ADT exceeds 15,000 
vehicles

 Section 4C.05 in the CA MUTCD describes minimum 
pedestrian volume requirements (referred to as 
warrants) for a mid-block pedestrian-actuated signal

 Stop lines at midblock signalized locations should be 
placed at least 40’ in advance of the nearest signal 
indication

Discussion 
New signalized crossings may be recommended for 
crossings that meet pedestrian, school, or modified 
warrants, are located more than 300 feet from an existing 
signalized intersection, where 85th percentile travel speeds 
are 40 mph and above, and/or ADT exceeds 15,000 vehicles.  
Each crossing, regardless of traffic speed or volume, requires 
an engineering survey to identify sight distance, potential 
impacts on traffic progression, timing with adjacent signals, 
capacity, and safety.   

Shared-use path signals are normally activated by push 
buttons, but may also be triggered by motion detectors.  
The maximum delay for activation of the signal should be 
two minutes, with minimum crossing times determined by 
the width of the street. The signals may rest on flashing 
yellow or green for motorists when not activated and 
should be supplemented by standard advanced warning 
signs. As described earlier, various types of pedestrian 
signals, such as “half signals” may be used at Type 3 
crossings.

Signalized Mid-Block Crossing 
Warrants from the CA MUTCD combined with sound 
engineering judgment should be applied when determining 
the type of traffic control device to be installed at path-
roadway intersections. Pedestrian volume warrants can be 
applied for bicyclists. 

Experimental Treatment 
A Toucan crossing (derived from: “two can cross”) may be 
considered where pedestrians and bicyclists cross together. 

Guidance 

 MUTCD – California, Part 3 and 9 and Section
4C.05 and 4D

 AASHTO Guide for the Development of Bicycle 
Facilities, Chapter 2

3 
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Type 4:  Grade-Separated Undercrossing 

Design Summary 

Recommended undercrossing design. 

Undercrossings provide key connections and allow path 
users to avoid at-grade crossings of major streets or avoid 

barriers such as freeways and raillines. 

 14’ minimum width to allow for access by 
maintenance vehicles if necessary

 10’ minimum overhead height

 The undercrossing should have a centerline stripe 
even if the rest of the path does not have one

 Lighting and/or skylights may be desirable for longer 
crossings to enhance users’ sense of security

Discussion 
Undercrossings should be considered when high volumes 
of bicycles and pedestrians are expected along a corridor 
and: 
 Vehicle volumes/speeds are high

 The roadway is wide

 A signal is not feasible

 Crossing is needed under a grade-separated facility 
such as a freeway or rail line

Advantages: 
 Improves bicycle and pedestrian safety while

reducing delay for all users 

 Eliminates barriers to bicyclists and pedestrians 

 Undercrossings often require less ramping and 
elevation change for the user versus an overcrossing, 
particularly for railroad crossings

Disadvantages: 
 If crossing is not convenient or does not serve a 

direct connection it may not be well utilized

 Potential issues with vandalism, maintenance

 Security may be an issue if lighting and sight lines 
through the undercrossing and approaches are 
inadequate

 Higher costs associated with grade separation

Guidance 

 AASHTO Guide for the Development of Bicycle 
Facilities

 Caltrans Highway Design Manual (Chapter 1000) 
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Type 4:  Grade-Separated Overcrossing 

Design Summary 

Overcrossings are frequently used over a major roadway. 

 10’ minimum width, 12’ preferred

 If overcrossing has scenic vistas additional width 
should be provided to allow for path users to 
stop

 A separate 6’ pedestrian area may be provided in 
locations with high bicycle and pedestrian use

 Minimum of 17’ of vertical clearance to the 
roadway below

 10’ headroom on overcrossing

 The overcrossing should have a centerline stripe 
even if the rest of the path does not have one

 Ramp slopes should be ADA-accessible: 5% 
(1:20) grade with landings at 400’ intervals, or 
8.3% (1:12) with landings every 20’ 

Discussion 
Overcrossings require a minimum of 17 feet of vertical clearance to the roadway below versus a minimum elevation 
differential of approximately 12 feet for an undercrossing. This requirement results in longer ramps for bicycles and 
pedestrians to negotiate. 

Overcrossings should be considered when high volumes of bicycles and pedestrians are expected along a corridor 
and: 
 Vehicle volumes/speeds are high 

 The roadway is wide

 A signal is not feasible

 Crossing is needed over a grade-separated facility such as a freeway or rail line 

Advantages: 
 Improves bicycle and pedestrian safety while reducing delay for all users

 Eliminates barriers to bicyclists and pedestrians 

Disadvantages: 
 If crossing is not convenient or does not serve a direct connection it may not be well utilized 

 Overcrossings require at least 17 feet of clearance to the roadway below involving up to 400 feet or greater of 
approach ramps at each end

 Potential issues with vandalism, maintenance

 Higher costs associated with grade separation

Guidance 

 AASHTO Guide for the Development of Bicycle Facilities

 Caltrans Highway Design Manual (Chapter 1000)

B-32

Page 1800 of 1838



6.6.3 Path Amenities 
Path Amenities Guidelines 
Design Summary 
A variety of amenities can make a path inviting to the user. Costs vary depending on the design and 
materials selected for each amenity. Amenities shall be designed and located so as not to impede 
accessibility.   
Discussion 

Benches  
Providing benches at key rest areas and viewpoints encourages 
people of all ages to use the trail by ensuring that they have a 
place to rest along the way. Benches can be simple (e.g., wood 
slates) or more ornate (e.g., stone, wrought iron, concrete). 

Restrooms/Drinking Fountains 
Restrooms benefit path users, especially in more remote areas 
where other facilities do not exist. Restrooms can be sited at 
trailheads along the path system. Drinking fountains should be 
provided at restrooms to allow trail users to rehydrate and 
recover.

Bicycle Racks/Parking 
Bicycle racks allow recreational users to safely park their bicycles 
if they wish to stop along the way, particularly at parks and other 
desirable destinations. Bicycle parking allows trail users to store 
their bicycles safely for a short time. Bicycle parking should be 
provided if a trail transitions to an unpaved pedestrian-only area. 

Trash Receptacles 
Trash receptacles should be placed at access points. Litter 
should be picked up once a week and after any special events 
held on the trail, except where specially designed trash cans 
have been installed. If maintenance funds are not available to 
meet trash removal needs, it is best to remove trash receptacles. 

Kiosks/Wayfinding Signs 
Informational kiosks with maps at trailheads and signage for key 
destinations can provide valuable information for trail users. 

Art  
Local artists can be commissioned to provide art for the pathway 
system, creating a sense of place. Pathway art can be functional 
as well as aesthetic, providing places to sit and play.

Benches and rest areas encourage trail use 
by seniors and families with children. 

Bathrooms are recommended for longer 
trails and in more remote areas. 

Art installations can provide a sense of 
place for the trail. 

Guidance 

 AASHTO Guide for the Development of Bicycle Facilities
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Pedestrian-Scale Lighting 

Design Summary 

Recommended pedestrian-scale lighting. 

 Depending on the location, average maintained horizontal 
illumination levels of 5 lux to 22 lux should be considered
(AASHTO)

 Where security problems exist, higher illumination levels may be 
considered

 Light standards (poles) should meet the recommended horizontal 
and vertical clearances

Discussion 

Pedestrian-scale lighting enhances safety and enables the facility to be 
used year-round, particularly on winter afternoons. Lights should not have 
a visible source, either to the trail users or to neighboring residences, as 
they can blind users and pollute the night sky. Low level lighting, such as 
very short poles or bollards, are often problematic, due to their easy access 
for vandalism. In some areas, street lighting provides sufficient light for 
trail users. If pedestrian-scale lighting is desired, some neighborhood-
friendly options include: 
 In-ground lighting – dim lights which indicate the extent of the 

path

 Bollards – low-level lighting; can be susceptible to vandalism

 Solar lighting – best used in situations where running power to the 
trail would be costly or undesirable

Pedestrian-scale lighting can have screens to minimize glare. In addition, 
lights can be programmed to dim or turn off later in the night. A guideline 
for lighting a pedestrian way is illumination of between 0.5 foot-candle to 
1 foot-candle. 

Guidance 

 AASHTO Guide for the Development of Bicycle Facilities

 Caltrans Highway Design Manual (Chapter 1000)
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Bollards 

Design Summary: 

Bollards deter motorists from driving on the trail. 

Recommended bollard designs. 

 Where removable bollards are used, the top of the mount 
point should be flush with the path’s surface so as not to 
create a hazard

 Posts should be permanently reflectorized for night time 
visibility and painted a bright color for improved daytime 
visibility

 Striping an envelope around the post is recommended

 When more than one post is used, an odd number of posts 
at 5 feet spacing is desirable

 Recommended bollard height is 4 feet

Discussion 

Bollards are posts that can be used to block vehicle access to the 
path and can provide information such as mile markings, 
wayfinding for key destinations, or small area maps. Minimize the 
use of bollards to avoid creating obstacles for bicyclists. The 
California MUTCD explains “Such devices should be used only 
where extreme problems are encountered” (Section 9C.101). 
Instead, design the path entry and use signage to alert drivers 
that motor vehicles are prohibited. 

Flexible bollards and posts are designed to give way on impact 
and can be used instead of steel or solid posts. These bollards are 
typically made of plastic that is bolted to the roadway and bend 
and return to their original position when hit. They are intended 
to deter vehicular access but allow access for emergency vehicles 
and maintenance equipment. 

Bollards are typically installed using one of two methods: 1) The 
bollard is set into a concrete footing in the ground; and 2) the 
bollard is attached to the surface by mechanical means 
(mechanical anchoring or chemical anchor). 

Where used, bollards should have high-visibility, reflective tape or 
paint. Bollards should be placed in the middle of the path, with 
sufficient space for path users of all abilities, using a variety of 
mobility devices, to pass. They can create bottlenecks with path 
users at intersections and should therefore be used with caution. 

Guidance 

 AASHTO Guide for the Development of Bicycle Facilities

 Caltrans Highway Design Manual (Chapter 1000)

 California MUTCD, Part 9
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Fencing 

Design Summary: 

Post and wire fence. 

Open boundaries can be created where 
users may be entering the trail. 

 Height: 4.5 ft (minimum) 

 Fencing provides access control, visual screening, and channeling 
of path users

Discussion 

Fencing is a means of enhancing safety for both trail users and 
neighboring residents by deterring unwanted access onto or off of the 
trail. However, fencing both sides of the trail right of way can result in a 
“tunnel” effect with the perception of being trapped, resulting in a 
detrimental effect on the trail user experience. Additionally, solid fencing 
could inhibit community surveillance of the trail and should be 
discouraged.  

Fencing should not be a barrier to wildlife passage across the corridor. A 
small six-inch gap between the bottom of the fence and the ground 
should allow smaller wildlife to pass. 

Fencing that allows a balance between the need for privacy, while 
simultaneously allowing informal surveillance of the trail, should be 
encouraged. If fencing is requested purely for privacy reasons, vegetative 
buffers should be considered. 

Some factors to consider when deciding on fencing necessity and styles include: 
 Cost: Fencing and other barriers, depending on the type of materials used and the length, can be costly

 Security: Fencing between the path and adjacent land uses can protect the privacy and security of the property 
owners

 Fencing height: The height and design of a fence influences whether lateral movement will be inhibited. Heavy-
duty fencing such as wrought iron or other styles of fencing that are difficult to climb are often more expensive

 Noise and dust: Trail corridors adjacent to busy roadways, freeways, or rail lines may be subject to noise, dust, 
and vibration. Methods of reducing this impact include the addition of vegetation or baffles to fencing barriers

Guidance 

 AASHTO Guide for the Development of Bicycle Facilities

 Caltrans Highway Design Manual (Chapter 1000)
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Landscaping 

Design Summary: 

Plantings adjacent to the trail can be attractive, but should be 
managed to maintain visibility and keep the path clear. 

Safety and security concerns on a trail can be 
addressed through Crime Prevention Through 
Environmental Design (CPTED) guidelines. The four 
principles of CPTED are: 

 Natural surveillance – maintain sight lines and 
visibility to deter criminal activities

 Natural access control – use of fences, lighting, 
signage, and landscaping to clearly define 
where people and vehicles are expected to be

 Territorial reinforcement – use of physical 
designs such as pavement treatments, 
landscaping, and signage to develop a sense 
of proprietorship over the trail

 Maintenance - if graffiti or vandalism occurs 
and is not addressed in a timely manner, it can 
send the message that no one is watching or 
that no one cares

Discussion 

Whether natural or planted, vegetation can serve as both a visual and physical barrier between a roadway and a path, 
make the path more attractive, and provide shelter from the sun. The density and species of plants in a vegetative 
barrier determine how effective the barrier can be in deterring potential trespassers. A dense thicket can be, in some 
cases, just as effective as a fence (if not more so) in keeping trail users off restricted areas. Even tall grasses, although 
less effective than trees and shrubs, can discourage trail users from venturing into these areas. Planted barriers 
typically take a few years before they become effective barriers. Separation of the path may need to be augmented 
with other temporary barriers until planted trees and hedges have sufficiently matured. 

All proposed trailside, trailhead, and screen landscaping should consist of an approved native and drought-tolerant 
plant palette. A preliminary plant palette should be designed in conjunction with local botanical expertise, biological 
expertise, and landscape architectural consultation. 

Guidance 

 Trail landscaping guidelines are not discussed in great detail within the AASHTO Guide or Caltrans Highway 
Design Manual, Chapter 1000, but are briefly referenced as a buffer or retaining mechanism
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 Trailheads 

Design Summary: 

Example major trailhead. 

Example minor trailhead. 

 Major trailheads should 
include automobile and 
bicycle parking, trail 
information (maps, user 
guidelines, wildlife 
information, etc.), trash 
receptacles, and restrooms

 Minor trailheads can provide 
a subset of these amenities

Discussion 

Good access to a path system is a 
key element for its success.  
Trailheads (formalized parking 
areas) serve the local and regional 
population arriving to the path 
system by car, transit, bicycle or 
other modes. Trailheads provide 
essential access to the shared-use 
path system and include amenities 
such as parking for vehicles and 
bicycles, restrooms (at major 
trailheads), and posted maps. 
Trailheads with a small parking area 
should also include bicycle parking 
and accessible parking.  
Neighborhood access can be 
provided from local streets crossing 
the trail. Parking does not need to 
be provided, and in some cases “No 
Parking” signs are desirable to 
minimize impacts to the 
neighborhood. 

Guidance 

 AASHTO Guide for the 
Development of Bicycle 
Facilities
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6.7 Wayfinding Standards and Guidelines 
 Wayfinding Standards and Guidelines 

Design Summary: 

MUTCD Sign R5-6 is a regulatory sign that designates 
where bicycling is prohibited. 

Warning signs are yellow, such as this combination of 
W11-15 and W11-15P from the MUTCD 

Wayfinding signs are green, and include directional 
arrows.  (MUTCD sign D1-3C). 

Types of signage include: 
 Regulatory signs - indicate to bicyclists the traffic 

regulations which apply at a specific time or place on a 
bikeway

 Warning signs - indicate upcoming changes in the 
roadway or path enviroment that requires caution and 
may require a reduction in speed

 Guide and information signs - indicate information 
for route selection, locating off-road facilities, or 
identifying geographical features or points of interest

Discussion 

The ability to navigate through a region is enhanced by 
landmarks, natural features, and other visual cues. Signs 
placed at strategic locations can indicate to pedestrians and 
bicyclists their direction of travel, location of key destinations, 
and travel time/distance to those destinations.  

Guidance 

 AASHTO Guide for the Development of Bicycle Facilities

 Caltrans Highway Design Manual (Chapter 1000)

 California MUTCD, Part 9
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 Multi-Use Trail Signage 

Design Summary: 

Sample trail directional sign. 

Directional and shared-use path etiquette 
signage. 

 Signage style and imagery should be consistent throughout 
the trail to provide the trail user with a sense of continuity, 
orientation, and safety

 Do not over sign the trail. Where possible, incorporate signage 
into trailside vertical elements such as bollards

Discussion 

Directional Signage 
Directional signage provides orientation to the trail user and 
emphasizes trail continuity. Street names should be called out at all 
trail intersections with roadways. In addition to providing a distance 
reference, mileage markers are attractive to users who target exercise 
for set distances. 

Directional signing may be useful for pathway users and motorists 
alike. For motorists, a sign reading “Path Xing” along with a city 
emblem or logo helps warn drivers and promote use of the path itself.  
The directional signing should impart a unique theme so path users 
know which path they are following and where it goes. The theme 
can be conveyed in a variety of ways such as, engraved stone, 
medallions, bollards, and mile markers.  

Directional signage should identify key destinations along the trail 
route and include schools, parks, municipal centers, connecting trails, 
and other points of interest. 

Trail Etiquette Signage  
Establishing goals and policies sets a common framework for 
understanding trail rules and regulations. Rights and responsibilities 
of trail usage should be stated at main trail access points. Once rules 
and regulations are established, the trail managing agency has a 
means of enforcement. Local ordinances may be adopted to help 
enforce trail policies. Penalties such as fines or community service 
may be imposed in response to non-compliance. 

Interpretive Signage 
Interpretive signage enriches the trail user experience, focuses 
attention on the unique attributes of the local community, and 
provides educational opportunities. Natural and cultural resources in 
trail corridors, including historic signs and photos, boat ramps, and 
wildlife may provide opportunities for interpretation. 

Guidance 

 AASHTO Guide for the Development of Bicycle Facilities

 Caltrans Highway Design Manual (Chapter 1000)

 California MUTCD, Part 9
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On-Street Bikeway Signage 

Design Summary: 

Wayfinding signage concept MUTCD signs 
D1-3C. 

Wayfinding that includes distance and time 
can aid bicyclists in route finding. 

Destinations for on-street bikeway signage may include: 

 Other bikeways

 Commercial centers 

 Parks and trails 

 Public transit stations

 Civic/community destinations 

 Hospitals

 Schools

Recommended uses for on-street signage include: 
 Confirmation signs - confirm that a bicyclist is on a designated 

bikeway. Confirmation signs can include destinations and their 
associated distances, but not directional arrows

 Turn signs - indicate where a bikeway turns from one street onto 
another street. Turn signs are located on the near-side of intersections 

 Decision signs - mark the junction of two or more bikeways. Decision 
signs are located on the near-side of intersections. They can include 
destinations and their associated directional arrows, but not distances

Discussion 

Signage can provide wayfinding and enhance safety by: 
 Familiarizing users with the pedestrian and bicycle network

 Helping users identify the best routes to key destinations

 Addressing misperceptions about time and distance

 Helping overcome a “barrier to entry” for infrequent bicyclists or 
pedestrians (e.g., “interested but concerned” bicyclists)

Bicycle wayfinding signs also visually cue motorists that they are driving 
along a bicycle route and should use caution.  

Signs are typically placed at key locations leading to and along bicycle routes, including the intersection of multiple routes. 
Too many road signs tend to clutter the ROW. It is recommended that bikeway signs be posted at a level most 
visible to bicyclists and pedestrians, rather than per vehicle signage standards. Additional recommended guidelines 
include: 
 Place the closest destination to each sign in the top slot. Destinations that are further away can be placed in slots 

two and three. This placement allows the nearest destination to ‘fall off’ the sign and subsequent destinations to 
move up the sign as the bicyclist approaches. 

 Use pavement markings to help reinforce routes and directional signage. Markings, such as bicycle boulevard 
symbols, may be used in addition to or in place of directional signs along bicycle routes. Pavement markings can 
help bicyclists navigate difficult turns and provide route reinforcement. 

Guidance 

 City of Oakland. (2017). Design Guidelines for Bicycle Wayfinding Signage

 City of Portland (2002). Bicycle Network Signing Project
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6.8 Bicycle Parking 
 Bicycle Parking 

Design Summary 

 Short-term parking accommodates visitors, customers, messengers, and others expected to depart within two hours. 
This parking requires approved standard rack(s), appropriate location and placement, and weather protection

 Long-term parking accommodates employees, students, residents, commuters, and others expected to park more 
than two hours. This parking is to be provided in a secure, weather-protected manner and location.

Discussion 

 Bicycle Rack Placement Guidelines 

Design Issue Recommended Guidance 
Minimum Rack 
Height 

To increase visibility to pedestrians, racks should have a minimum height of 33 inches or be indicated or 
cordoned off by visible markers. 

Signing Where bicycle parking areas are not clearly visible to approaching bicyclists, signs at least 12 square inches  
should direct them to the facility. The sign should include the name, phone number, and location of the 
person in charge of the facility, where applicable. 

Lighting Lighting of not less than one foot-candle illumination at ground level should be provided in all bicycle 
parking areas. 

Frequency of Racks 
on Streets 

In popular retail areas, two or more racks should be installed on each side of each block. This frequency 
does not eliminate the inclusion of racks which do not fall in these areas by requests from the public. Areas
officially designated or used as bicycle routes may warrant the consideration of more racks. 

Location and Access Access to facilities should be convenient. Where access is by sidewalk or walkway, ADA-compliant curb 
ramps should be provided where appropriate. Parking facilities intended for employees should be located 
near the employee entrance, and those for customers or visitors near main public entrances. Convenience 
should be balanced with the need for security if the employee entrance is not in a well traveled area. 
Bicycle parking should be clustered in lots not to exceed 16 spaces each. Large expanses of bicycle parking 
make it easier for thieves to be undetected. 

Locations within 
Buildings 

Provide bicycle racks within 50 feet of the entrance. Where a security guard is present, provide racks behind 
or within view of a security guard. The location should be outside the normal flow of pedestrian traffic. 

Locations near 
Transit Stops 

To prevent bicyclists from locking bicycles to bus stop poles (which can create access problems for transit 
users, particularly those with disabilities) racks should be placed in close proximity to transit stops where 
there is a demand for short-term bicycle parking. 

Locations within a 
Campus-Type 
Setting 

Racks are useful in a campus-type setting at locations where the user is likely to spend less than two hours, 
such as classroom buildings. Racks should be located near the entrance to each building. Where racks are 
clustered in a single location, they should be surrounded by a fence and watched by an attendant. The 
attendant can often share this duty with other duties to reduce or eliminate the cost of labor being applied 
to bicycle parking duties; a cheaper alternative to an attendant may be to site the fenced bicycle compound 
in a highly visible location on the campus. For long-term parking needs of employees and students, 
attendant parking and/or bicycle lockers are recommended. 

Retrofit Program In established locations, such as schools, employment centers, and shopping centers, the city should 
conduct bicycle audits to assess bicycle parking availability and access, and add additional bicycle racks 
where necessary. 

Guidance 

 AASHTO Guide for the Development of Bicycle Facilities

 Caltrans Highway Design Manual (Chapter 1000)

 California MUTCD, Part 9
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 Short-Term Bicycle Parking 

Design Summary: 

Standard bicycle ‘staple’ rack. 

Art racks can be an attractive way of marketing 
bicycle parking. 

 See dimensions below

Discussion 

Short-term bicycle parking facilities include racks which permit the 
locking of the bicycle frame and at least one wheel to the rack, and 
support the bicycle in a stable position without damage to the wheels, 
frame, or components. Short-term bicycle parking is currently provided 
at no charge at various locations in National City. Such facilities should 
continue to be free, as they provide minimal security but encourage 
cycling and promote proper bicycle parking. 

The majority of short-term bicycle parking is provided via a ‘staple’ on 
the sidewalk, located within the buffer zone. 

Art racks can be an attractive way of providing bicycle parking facilities. 
Costs can be subsidized by businesses sponsoring racks that 
compliment their business (e.g., a pair of glasses for an optician). 

Guidance 

 AASHTO Guide for the Development of Bicycle Facilities

 Caltrans Highway Design Manual (Chapter 1000)

 California MUTCD, Part 9

Staple rack parking configuration. 
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 Long-Term Bicycle Parking 

Design Summary: 

Bicycle lockers at a transit station. 

 Dimensions and configuration depends on the type of parking

Discussion 

Long-term bicycle parking facilities are intended to provide secure, long-
term bicycle storage. Long-term facilities protect the entire bicycle, its 
components, and accessories against theft and inclement weather, 
including snow and wind-driven rain. Examples include lockers, check-in 
facilities, monitored parking, restricted access parking, and personal 
storage. 

Long-term parking facilities are more expensive to provide than short-
term facilities but are also significantly more secure. Although many 
bicycle commuters would be willing to pay a nominal fee to guarantee 
the safety of their bicycle, long-term bicycle parking should be free 
wherever automobile parking is free. Potential locations for long-term 
bicycle parking include transit stations, large employers, and institutions 
where people use their bicycles for commuting rather than consistently 
throughout the day. 

Guidance 

 AASHTO Guide for the Development of Bicycle Facilities

 Caltrans Highway Design Manual (Chapter 1000)

 California MUTCD, Part 9
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6.9 Maintenance and Construction 
Bicycle Access through Construction Zones 

Design Summary: 

Recommended signage placement. 

 Bicyclists should not be led into conflicts with work site vehicles, 
equipment, moving vehicles, open trenches, or temporary 
construction signage

 Efforts should be made to re-create a bicycle lane (if one exists) to 
the left of the construction zone. If re-creation is not possible, then 
a standard-width travel lane should be considered

 Construction signage actions: 

o Place in a location that does not obstruct the path of bicyclists 
or pedestrians (see graphic)

o Detour and/or closure signage related to bicycle travel should 
be included on all bikeways where construction activities occur. 
Signage should also be provided on all other impacted 
roadways

 Recommendations for bicycle travel over steel plates:

o Ensure that steel plates do not have a vertical edge greater than 
¼” without an asphalt lip

o Use non-skid steel plates without a raised steel bar

o Require temporary asphalt (cold mix) around plates to create a 
smooth transition

o Use steel plates only as a temporary measure during 
construction, not for extended periods

o Use warning signage where steel plates are in use

Discussion 

Safety of all roadway users must be considered during road construction and repair. Wherever bicycles are allowed, 
measures should be taken to provide for the continuity of a bicyclist’s trip through a work zone area. Detouring pedestrians 
and bicyclists to another street when travel vehicle lanes remain open should be avoided unless necessary to maintain 
safety. Contractors performing work for the city should be made aware of the needs of bicyclists and be properly trained in 
how to safely route bicyclists through or around work zones. 

Steel Plates 
Steel plates used to cover trenches typically have a 1” to 2” vertical transition on the edges, which can puncture a hole in a 
bicycle tire and cause a bicyclist to lose control. Bicyclists are often left on their own to merge with vehicles in the adjacent 
travel lane. Although it is common to use steel plates during non-construction hours, they can be slippery, particularly 
when wet. Use of temporary asphalt on edges and advanced warning signs can enhance safety for bicyclists. 

Guidance 

 Caltrans Highway Design Manual (Chapter 1000) 

 California MUTCD, Part 9
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 Bikeway Maintenance 

Design Summary: Recommended Walkway and Bikeway Maintenance 
Activities 

Maintenance 
Activity 

Frequency 

Inspections Seasonal and/or 
after trenching 
construction 

Pavement 
sweeping/blowing 

As needed, weekly in 
Fall 

Pavement sealing 5 - 15 years 
Pothole repair 1 week – 1 month 

after report 
Culvert and drainage 
grate inspection 

Before winter and 
after major storms 

Pavement markings 
replacement 

1 – 3 years 

Signage replacement 1 – 3 years 
Shoulder plant 
trimming (weeds, 
trees, brambles) 

Twice a year; middle 
of growing season 
and early fall 

Tree and shrub 
plantings, trimming 

1 – 3 years 

Major damage 
response (washouts, 
fallen trees, flooding) 

As soon as possible 

 Guidelines for regularly maintaining bicycle facilities 
are provided to the right

Discussion 

Sweeping 
Bicyclists often avoid shoulders and bicycle lanes filled with 
gravel, broken glass, and other debris; they will ride in the 
travel lane to avoid these hazards, causing conflicts with 
motorists. Debris from the roadway should not be swept 
onto sidewalks (pedestrians need a clean walking surface), 
nor should debris be swept from the sidewalk onto the 
roadway. A regularly scheduled inspection and 
maintenance program helps ensure that roadway debris is 
properly picked up or swept. 

Action items involving sweeping activities include: 
 Establish a seasonal sweeping schedule that prioritizes 

roadways with major bicycle routes

 Sweep walkways and bikeways whenever there is an 
accumulation of debris on the facility

 In curbed sections, sweepers should pick up debris; on 
open shoulders, debris can be swept onto gravel 
shoulders

 Pave gravel driveway approaches to minimize loose 
gravel on paved roadway shoulders

 Provide extra sweeping in the fall where leaves 
accumulate

Roadway Surface 
Bicycles are more sensitive to subtle changes in roadway surface than motor vehicles. Some paving materials are smoother 
than others and compaction/uneven settling can affect the surface after trenches and construction holes are filled. Uneven 
settlement after trenching can affect the roadway surface nearest the curb where bicycles travel. Sometimes compaction is 
not achieved to a satisfactory level, and an uneven pavement surface can result due to settling over the course of days or 
weeks. When resurfacing streets, the city should use the smallest chip size and ensure that the surface is as smooth as 
possible to improve safety and comfort for bicyclists. 

Recommended action items involving maintaining the roadway surface include: 
 On all bikeways, use the smallest possible chip for chip sealing bicycle lanes and shoulders

 During chip seal maintenance projects, if the pavement condition of the bicycle lane is satisfactory, it may be 
appropriate to chip seal the travel lanes only

 Ensure that on new roadway construction, the finished surface on bikeways does not vary more than ¼”

 Maintain a smooth surface on all bikeways that is free of potholes

 Maintain pavement to ensure that any ridges at the gutter-to-pavement transition and adjacent to railway crossings 
are within ¼” of the pavement surface

 Inspect the pavement 2 to 4 months after trenching construction activities are completed to ensure that excessive 
settlement has not occurred
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 Bikeway Maintenance 

Discussion (continued) 

Gutter-to-Pavement Transition  

On streets with concrete curbs and gutters, 10”-20” of the curbside area is typically devoted to the gutter pan, where water 

collects and drains into catch basins. On many streets, the bikeway is situated near the transition between the gutter pan 

and the pavement edge. It is at this location that water can erode the transition, creating potholes and a rough surface for 

travel. The pavement on many streets is not flush with the gutter, creating a vertical transition between these segments. 

This area can buckle over time, creating a hazardous environment for bicyclists. Since it is the most likely place for bicyclists 

to ride, this issue is significant for bicycle travel.  

Action items related to maintaining a smooth gutter-to-pavement transition include: 
 Ensure that gutter-to-pavement transitions have no more than a ¼” vertical transition

 Examine pavement transitions during and after roadway construction projects, including maintenance activities

Drainage Grates  
Drainage grates are typically located in the gutter area near the curb of a roadway. Drainage grates typically have slots 
through which water drains into the municipal stormwater system. Many grates are designed with linear parallel bars 
spread wide enough for a bicycle tire to become caught, which may cause the bicyclist to tumble over the handlebars and 
sustain potentially serious injuries. The city should consider the following: 
 Continue to require all new drainage grates to be bicycle-friendly; use grates that have horizontal slats on them 

so that bicycle tires and assistive devices do not fall through the vertical slats

 Create a program to inventory all existing drainage grates and replace hazardous grates as necessary – temporary 
modifications such as installing rebar horizontally across the grate is not an alternative to replacement

Pavement Overlays  
Pavement overlays represent good opportunities to improve conditions for bicyclists. A ridge should not be left in the area 
where bicyclists ride (this issue occurs where an overlay extends part-way into a shoulder bikeway or bicycle lane). Overlay 
projects offer opportunities to widen a roadway, or to re-stripe a roadway with bicycle lanes. Action items related to 
pavement overlays include: 
 Extend the overlay over the entire roadway surface to avoid leaving an abrupt edge

 If there is adequate shoulder or bicycle lane width, it may be appropriate to stop at the shoulder or bicycle lane 
stripe, provided no abrupt ridge remains

 Ensure that inlet grates and manhole and valve covers are within ¼” of the pavement surface and are made or 
treated with slip resistant materials

 Pave gravel driveways to property line to prevent gravel from spilling onto shoulders or bicycle lanes

Signage  
Signage is critical for safe and comfortable use of the bicycle and pedestrian network. Signage is vulnerable to vandalism 
and wear and requires regular maintenance and replacement as needed. The city should consider the following: 
 Inspect regulatory, warning, and wayfinding signage along bikeways for signs of vandalism/graffiti and normal wear

 Replace signage along the bikeway network as-needed

 Perform a regularly-scheduled check on the status of signage for compliance with federal, state, and regional 
guidelines, with follow-up as necessary

 Create a Maintenance Management Plan (see below)
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 Bikeway Maintenance 

Discussion (continued) 

Landscaping  
Bikeways can become inaccessible due to overgrown vegetation. All landscaping needs to be designed and maintained to 
ensure compatibility with the use of the bikeways. After a flood or major storm, bikeways should be checked along with 
other roads, and fallen trees or other debris should be removed promptly. Landscaping maintenance action items include: 
 Ensure that shoulder plants do not hang into or impede passage along bikeways

 After major incidents, remove fallen trees or other debris from bikeways as quickly as possible 

Maintenance Management Plan  

Bikeway users need accommodation during construction and maintenance activities when bikeways may be closed or 

unavailable. Users must be warned of bikeway closures and given adequate detour information to bypass the closed 

section. Users should be warned through the use of standard signing in advance of each affected section (e.g., “Bicycle 

Lane Closed,” “Trail Closed”), including information on alternate routes and dates of closure. Alternate routes should 

consider travel time, roadway and traffic characteristics, and should include proper bikeway signage.  

Action items related to a Maintenance Management Plan include the following: 
 Provide fire, police, and maintenance crews with a map of the bikeway system along with access to all removable 

gates/bollards

 Enforce speed limits and other rules of the road

 Enforce all trespassing laws for people attempting to enter adjacent private properties

Guidance 

 Caltrans Highway Design Manual (Chapter 1000) 

 California MUTCD, Part 9
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What can kids and families expect? 
Outreach begins two weeks after the start of school. Strategies to promote the program include: 

 Sending home materials with other school orientation materials

 Reaching out to/through the PTAs

 Hosting a booth at back to school night

 Distributing newspaper/radio ads

 Creating an easy-to-use website where families can sign up online

Develop and Launch a Bicycle Safety Awareness Media Campaign  
Target audience 
Primary agency 
Potential partners 
Purpose 
Time frame 
Sample program 

General public 
City of National City 
Regional bicycling groups, e.g., San Diego County Bicycle Coalition (SDCBC); Caltrans 
Increase awareness of bicycling; promote safety 
Late spring or early summer, or in conjunction with Bike to Work Day or back to school  
Sonoma County (CA) Transit: http://www.sctransit.com/bikesafe/bikes.htm 

A marketing campaign that highlights bicyclist safety is an important part of creating awareness of bicycling in 

National City. This type of high-profile campaign is an effective way to reach the general public, highlight 

bicycling as a viable form of transportation, and reinforce safety for all road users.

Add sentence here:

"The 2011 Bicycle Master
Plan identified many of these
education and
encouragement programs. 
These programs have been
reviewed and relevant
programs have been
compiled in Appendix B"

Throw 7.2 in an
appendix.
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A well-produced safety campaign will be memorable and effective. One good example is the Sonoma County 

Transit “You’ve got a friend who bikes!” campaign. It combines compelling ads with an easy-to-use website 

targeted towards motorists, pedestrians, and bicyclists. This type of campaign is particularly effective when 

kicked off in conjunction with other bicycling/walking events or back to school in the fall.

It is recommended that the city develop and launch a safety awareness campaign similar to that of Sonoma 

County Transit, with additional messages related specifically to safety and “sharing the road.” The safety and 

awareness messages should be displayed near high-traffic corridors (e.g., using signs or banners), 

printed in local publications, and broadcast as radio and/or television ads. 

Bicycle Maps 
Target audience 
Primary agency 
Potential partners 
Purpose 

Time frame 
Sample programs 

Current and potential bicyclists 
City of National City 
National City Chamber of Commerce, SDCBC, local bicycle shops 
Assist bicyclists in wayfinding by offering a map with clear symbols and graphics, destinations 
and services attractive for bicyclists, and a good selection of routes 
One-time, with regular updates; can happen at any time 
Sample bicycle maps: 
 Des Moines Regional Trails Map (online):

http://www.dsmbikecollective.org/node/74/zoomify
 Des Moines Regional Trails Map (PDF):

http://www.dsmbikecollective.org/dmbcfiles/maps/DM_Regional_Trails_Map.pdf
 Long Beach, CA: http://admin.longbeach.gov/civica/filebank/blobdload.asp?BlobID=27418

One of the most effective ways of encouraging people to bicycle for transportation and for recreation is through 

the use of maps and guides showing where the infrastructure exists to demonstrate how easy it is to access 

different parts of the city by bicycle and to highlight unique destinations, shopping districts, or recreational 

areas. Bicycling maps can be used to promote tourism, encourage residents to bike, and promote local business 

districts. Maps can be citywide, district-specific, or neighborhood/family-friendly maps.  

As the on- and off-street bikeway system is further developed, the city 

(possibly in collaboration with other local jurisdictions) should 

continue to update and make available the local bicycle facilities map. 

The Bicycle Advisory Committee, once established, may be able to 

help identify and confirm commonly used routes in addition to 

priority bicycle routes. 

Once a bicycle map is updated, it should be made available online 

C-2

Page 1819 of 1838



1 7 0  |  C I T Y  O F  N A T I O N A L  C I T Y

and distributed to residents by mail, at local bicycle shops, and/or at community events. The bicycle map can 

also be promoted through flyers in utility bills, city newsletters, and other community media outlets. The map 

should be updated every few years to incorporate new bikeways or other changes. 

 Develop a National City “Bike Central” Website 
Target audience Current and potential bicyclists 
Primary agency City of National City 
Potential partners Regional and state bicycling groups, e.g. San Diego County Bicycle Coalition, California 

Bicycle Coalition 
Purpose Make bicycling information easier to find by providing resources, maps, safety information, 

events, group listings, and more in one central place. 
Time frame Ongoing 
Sample programs Bike Long Beach (CA) Website: http://www.bikelongbeach.org/ 

As National City’s bicycle programs and infrastructure continue 

to expand, a “one-stop shopping” website with comprehensive 

bicycling information will direct  current and potential bicyclists 

information about bicycling laws, events, maps, tips, and 

groups.

The National City “Bike Central” website should include: 

• A list of all local and regional bicycling groups, including

clubs, racing teams, and advocacy groups

• Information about the Bicycle Advisory Committee (including how to get involved, meeting times and 

dates, agendas, and minutes)

• Information about current projects and how to get involved (e.g. public meetings, comment periods)

• Maps and other resources for National City and the region (links to online maps and brochures, project 

contacts, and how to request mailed materials)

• Links to laws and statutes relating to bicycling

• Bicycling tips and safety information

• Links to all relevant local jurisdictions and their bicycling contacts

• Information about bicycling events (rides, classes, volunteer opportunities)

• A list of local bicycle shops, including phone numbers and addresses

The website may also feature: 

 Events calendar

 Request form for route planning assistance

 Message boards

C-3

Page 1820 of 1838



B I C Y C L E  M A S T E R  P L A N  |  1 7 1  

 Blog featuring stories and news

 Photo galleries from events and submitted by readers

 Popular ride routes

A one-stop bicycle website will not be difficult to set up, but it will only be successful if the site is both easy to 

use and updated regularly. All website content should be reviewed regularly for accuracy. The bicycle community 

can assist in keeping the site up to date. The city should consider adding a standing agenda item for the 

Bicycle Advisory Committee to discuss the website in order to hear about new content that should be added 

or out-of-date content that should be updated or removed. 

Youth Bicycle Safety Education 
Target School-age children
Primary agency City of National City/National School District 
Potential partners Parent groups at schools, community volunteers 
Purpose In-school and/or after-school on-bike skills and safety training 
Time frame Ongoing 
Sample programs LAB’s Kids I and Kids II curriculum: 

http://www.bikeleague.org/programs/education/courses.php#kids1 
BTA’s Bike Safety Education Program: http://www.bta4bikes.org/resources/educational.php 

Nearly every child in America can look forward to in-depth training before 

receiving a driver’s license. Bicycles are also vehicles that are used on the 

roads, but most Americans do not receive any training about the rules of 

the road, how bicycles work, or how to ride a bicycle on the roadway.

National City should launch an on-bicycle education program for kids. 

The curriculum should cover: 

• Parts of a bicycle

• How a bicycle works

• Flat fixing

• Rules of the road

• ROW

• Road positioning

• On-bicycle skills lessons (braking, turning, steering)

• On-bicycle community ride

At the time that this program is planned, the city should decide whether to start a program from scratch or 

modify an existing program. The League of American Bicyclists’ Smart Cycling program can be used as a 

foundation.

C-4
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Adult Cycling Skills Education 

Target audience 
Primary agency 
Potential partners 
Purpose 
Time frame 

Parents, schoolchildren, administrators, city planners & engineers 
City of National City 
Regional bicycling groups, e.g. SDCBC; local League Certified Instructors (LCIs) 
Educate adults on safe bicycling skills; encourage bicycling 
Flexible (one-time or on-going) 
League of American Bicyclists Smart Cycling programSample programs 

Most bicyclists learn to ride when they are children and do not have the opportunity to learn riding skills or safe 

road positioning. Adult bicycle skills training is an excellent way to improve both bicycling confidence and 

safety. Any training should include a significant on-bicycle section. 

The League of American Bicyclists has developed a comprehensive bicycle skills curriculum that is considered 

the national standard for adults seeking to improve their on-bicycle skills. Various classes are offered, 

including basic and advanced on-road skills, as well as commuting, and driver education, and youth courses. 

Local League Certified Instructors (LCIs) can be found on the League of American Bicyclists’ website. 

Launch Parties for New Bicycle Facilities 
Target audience 
Primary agency 
Potential partners 
Purpose 
Time frame 
Sample program 

General public, particularly residents living near a newly-completed facility 
City of National City 
Regional bicycling groups, local bicycle shops 
Inform residents about new bicycle facilities to encourage use and promote awareness 
As new bikeways are built 
When a new bikeway is built, the City of Vancouver throws a neighborhood party to celebrate. Cake, t-
shirts, media, and festivities are provided and all neighbors are invited as well as city employees 
(engineers, construction staff, and planners) who worked on it. 

When a new bicycle facility is built, some community 

members will become aware of it and use it, but others 

may not realize that they have improved options available 

to them. A launch party/campaign is a good way to inform 

community members about a new bikeway and can also 

be an opportunity to share other bicycling information 

(such as maps and brochures) and answer questions. It 

should be a media-friendly event, with elected official 

appearances, ribbon cuttings, and a press release that 

includes information about the new facility, other
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facilities and support services, and any timely information about bicycling (such as an increase in bicycling 

or walking mode share or user counts, Bicycle Friendly Community designation, etc.).  

Host National Bike-to-Work Day/Week/Month Activities 
Target audience 
Primary agency 
Potential partners 

Purpose 

Time frame 
Sample programs 

Current and potential bicyclists 
City of National City 
SANDAG’s iCommute program, SDCBC, National City Chamber of Commerce, local 
bicycle shops, large employers 
Encourage bicycling to work and other destinations by hosting group rides and events and 
offering incentives and rewards 
Annually in May 
League of American Bicyclists: http://www.bikeleague.org/bikemonth
Bike Month NYC: http://bikemonthnyc.org/index.php 

Bicycling to work (and to other destinations) is a great way to get exercise, save money, reduce pollution, and have 

fun. Cities and towns across the country participate in National Bike Month and Bike-to-Work Day/Week. The 

League of American Bicyclists hosts a website for event organizers. The website contains information on 

nationwide and local events, an organizing handbook, and promotional materials.   

It is recommended that the city work with SANDAG to begin Bike-to-Work Day/Week/Month activities in 

National City with the support of regional bicycling groups, such as the San Diego County Bicycle Coalition, and 

local bicycle shops. These events and activities can target the US Naval Base, large employers, and the general 

public by providing information and incentives in easily accessible ways. These types of activities are likely to be 

popular among those who already commute by bicycle or are interested in giving bicycle commuting a try.

Possible activities to promote Bike-to-Work Week/Month/Day include: 

• Bike to Work Day events: morning commute energizer 

stations with food, encouragement, information, and 

sponsored goodies for participants; rally or celebration 

with raffles, food, and vendors.

• Group rides to business centers with the mayor and/or 

local celebrities.

• Discounts at local businesses for bicycle commuters.

• Bike vs. Bus vs. Car challenge.  This is a fun competition 

to determine which transportation mode arrives 

downtown n the least amount of time.

• Commuter Challenge in which local companies
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participate by recording the number of employees who bicycle to work over a given time period.  

The percentage of bicycle commuters is then compared among participating companies and recognition 

is awarded through press, trophies or plaques, and a final award party or event. 

• Family or themed rides, such as a Mother’s Day Ride or a ride to visit local parks or cultural destinations.

• Bicycle commuting workshops held by local groups or volunteers.

Establish a “Create a Commuter” Bicycle Program for Adults 
Target audience 
Primary agency 
Potential partners 
Purpose 
Time frame 
Sample program 

Low-income residents 
City of National City 
Local bicycle groups, local resident groups 
Empower low-income residents to bicycle for transportation 
Ongoing 
Community Cycling Center “Create a Commuter” Program, Portland, OR: 
http://www.communitycyclingcenter.org/index.php/programs-for-adults/create-a-commuter/ 

A “Create a Commuter” program provides basic bicycle safety education and fully-outfitted commuter 

bicycles to low-income or other adults striving to connect to work, workforce development, or other 

daily needs by bicycle. 

Bicycles can be donated by members of the community and refurbished with volunteer or local group support. 

Participants are outfitted with everything a bicycle commuter would need, including fenders, front and rear 

lights, locks, pumps, patch kits, tools, and racks.  

The program can work with local social service agencies or service providers to identify candidates. Candidates 

should complete a half-day bicycle safety education and commuting basics course before receiving their bicycle.  

The course should cover the following topics: 

• Mechanical skills

• Safety checks

• Parts identification

• Cleaning and basic maintenance

• Safe riding skills and making safe decisions on the road

• Laws and rules of the road

• Helmet fitting

• Group riding skills

• Map reading

• Hand signals
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  Host Bicycle Programs for US Naval Personnel/Staff and their Families 

Target audience US Naval Personnel, Staff, and Families 
Primary agency City of National City 
Potential partners US Navy housing and service groups, regional bicycling groups 
Purpose Encourage Naval personnel, staff, and families to bicycle for transportation and recreation; 

provide bicycling education for military and civilians 
Time frame One-time or ongoing, particularly as new personnel, staff, and families move to National City 

Bicycling programs targeted toward US Naval personnel, staff, and families residing in National City can 

encourage these individuals and families to choose bicycling for transportation and recreation. The programs 

can provide important bicycling information, such as maps and safety guidelines, or access to bicycles 

through giveaways or loan programs. The city should work with the appropriate agencies or groups to 

reach this population. 

Activities may include: 

• Bicycle skills/safety course for children and adults

• Summer bicycle camps for children and stay-at-home parents

• Distribution of bicycling maps, brochures, and incentives to homes

• Basic bicycle maintenance workshops

• Group rides or other community bicycling events

• Information about transporting children or cargo

• Bicycle safety checks, helmet giveaways, bicycle giveaways or loaner program

  Hold a Summer Streets Car-Free Street Event 
Target audience 
Primary agency 
Potential partners 
Purpose 
Time frame 
Sample programs 

General public 
City of National City 
Local and regional bicycling groups, e.g. SDCBC; local volunteers  
Encourage walking and bicycling by providing a car-free street event 
Generally in the summer and on a Sunday; can be a one time event, annual, or multiple times per year  
New York City Summer Streets: http://www.nyc.gov/html/dot/summerstreets/html/home/home.shtml
Portland Sunday Parkways: http://www.portlandonline.com/Transportation/index.cfm?c=46103
http://www.streetfilms.org/portlands-sunday-parkways/ (video) 

These programs have many names: Summer Streets, Sunday Parkways, Ciclovias, or Sunday Streets. Summer 

Streets are periodic street closures (usually on Sundays) that create a temporary park which is open to the public 

for walking, bicycling, dancing, hula hooping, roller skating, etc. They have been very successful internationally
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and are rapidly becoming popular in the United States. They promote health by creating a safe and attractive 

space for physical activity and social contact, and are cost-effective compared to the cost of building new parks 

for the same purpose. These events can be seasonal (i.e., once a month in the summer, annual, or one-time 

events), and are generally very popular and well-attended. Summer Streets events often include guided rides 

and walks with themes, such as walks for seniors, women’s or family rides, or bicycle rides with the Mayor/City 

Council. 

7.2.1 Bicycle Sharing Program 
Public bike sharing systems are comprehensive mobility 

systems that use a fleet of bicycles and stations spread over 

an area to provide inexpensive and accessible transportation 

to urban communities. They have been described as a “system 

of individual public transport” and are well-suited to short 

trips, typically three miles or less. Bike sharing systems are 

energy efficient and zero emission as well as quick and cost-

effective to implement as compared to other transportation 

infrastructure. They can operate alone or to extend the reach 

of mass transit systems. 

Bike share programs can provide safe and convenient access 

to bicycles for short trips, transit-work trips, and/or tourist 

trips. The international community has experimented with 

bike share programs for nearly 40 years. Until recently, bike share programs worldwide have experienced low to moderate success because of theft and vandalism. In the last 

five years, innovations in technology that cause increased accountability have given rise to a new generation of 

technology-driven bike share programs. These new bike share programs can dramatically increase the visibility of 

cycling and lower barriers to use by requiring only that the user have a desire to bike and a smart card, credit card 

or cell phone. 

This section contains an overview of bike share systems and summarizes key elements necessary for success. 

Benefits of Bike Share Systems 
Bike share programs, such as systems in Montreal, Minneapolis, Melbourne, Barcelona, Paris and Lyon, help 

increase bicycling mode share, complete gaps in the public transit system, reduce a city’s travel-related carbon 

footprint and provide additional ‘green’ jobs related to system management and maintenance. In the United States, 

new bicycle share programs were implemented in 2010 in Denver, CO (http://www.denverbikesharing.org/), 

Minneapolis, MN (https://www.niceridemn.org/) and Washington, DC (http://www.capitalbikeshare.com/).  

Several other cities, including San Francisco, CA, Boston, MA and New York City, NY are planning to implement 

bicycle share programs within the next year, while countless other cities are considering bicycle share programs.  

Transportation Carbon Intensity Reduction 
Public bike systems reduce carbon intensity by reducing the number of automobile trips. This is achieved through 

a direct replacement of automobile trips with bicycling trips as well as by extending the reach of the transit 

system to make it more attractive than travelling by car. European cities with public bike systems have recorded 

up to a 10% direct replacement of automobile trips as well as an increase in transit ridership. Given that North 

Montreal’s bike share system, which debuted in 
2009, features 2,400 bicycles at 300 stations 

throughout the city. 

Get rid of all of 7.2.1 

No bike sharing

C-9

Page 1826 of 1838



 

 

CITY OF NATIONAL CITY  
NOTICE OF PUBLIC HEARING 

FOCUSED GENERAL PLAN UPDATE AND RELATED DOCUMENTS 

 

NOTICE IS HEREBY GIVEN that the City Council of the City of National City will hold a 

Public Hearing to adopt the resolutions and ordinances for: 

1) Focused General Plan Update and its Related Land Use Map, Including Minor 

Text and Map Amendments, and Replacing the 2011 Land Use, Transportation, 

and Safety Elements, and Climate Action Plan; and  

2) Amending the Downtown Specific Plan; and  

3) Westside Specific Plan Amendment and Amending the Zoning Text and Map of 

the Westside Specific Plan; and  

4) Municipal Code Amendments, which include Chapter 18.49 to Provide Objective 

Design Standards for Housing Development, Adopting Chapter 18.50 to Provide 

a Floor Area Ratio Bonus Program, Adopting Amendments to Chapters 18.29 

(Overlay Zones) to Create a Mixed-Use Overlay Zone to Allow Residential 

Development on Certain Parcels Zoned CL and CS, and Amending the Municipal 

Code to Revise Title 18; and  

5) Update to the Bicycle Master Plan 

To view the documents, visit the City of National City or at www.nationalcityca.gov/fgpu.  
 

The City’s General Plan serves as the guiding document for achieving the community’s 

vision for the future. It was last updated in 2011, and with new State legislation in March 

2020, National City initiated the Focused General Plan Update (FGPU). One 

environmental document, a Supplemental Program Environmental Impact Report 

(SPEIR), was prepared to analyze the FGPU and related documents. It will have a 

separate public hearing on the same date and time.  

 

DATE & TIME OF MEETING:  Tuesday, September 5, 2023, 6:00 p.m.  

LOCATION:     City of National City, 1243 National City Blvd.  

TO SUBMIT PUBLIC COMMENT:    
Appear in person at the above-described meeting or submit your concerns in writing to 
the City Clerk at publiccomment@nationalcityca.gov before  4 PM on  
September 5, 2023. For more information, visit: 
https://www.nationalcityca.gov/government/city-clerk/public-comments. 
      
If you challenge the matter 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 City Council at or prior to the public hearing. If you 
have special needs requiring assistance at the meeting, please call the City Clerk’s 
Office at (619) 336-4228 at least 24 hours prior to the meeting so that accommodations 
can be arranged.  
 
Shelley Chapel, MMC, City Clerk 
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   AGENDA REPORT 
 

Department:   City Attorney's Office 
Prepared by:   Barry J. Schultz, City Attorney  
Meeting Date:  Tuesday, September 5, 2023 
Approved by:  Ben Martinez, Interim City Manager 

 

 

SUBJECT: 
Verbal Report-Out of Salary and Benefits in the Employment Agreement of the Interim City 
Manager as Required by the Brown Act 
 
RECOMMENDATION:  
Consider Adoption of the Resolution Entitled, “Resolution of the City Council of the City of National 
City, California, Appointing Benjamin Martinez as Interim City Manager and Authorizing the Mayor 
to Execute an Employment Agreement between the City of National City and Benjamin Martinez 
with the Effective Date of August 2, 2023” 
 
BOARD/COMMISSION/COMMITTEE PRIOR ACTION:  
Not Applicable. 
 
EXPLANATION: 
The Brown Act requires that the salary and benefits of Executive Employees are read aloud prior 
to the Adoption of the Resolution Appointing Interim City Manager and Approving the Employment 
Agreement pursuant to Government Code Section 54953 (c)(3). 
 
FINANCIAL STATEMENT:  
Account No. 001-403-000-1 (Personnel Services) 
Funding for this position is included in the fiscal year City Manager Personnel Services budget. 
No additional appropriations are required.    
      
RELATED CITY COUNCIL 2020-2025 STRATEGIC PLAN GOAL:  
Not Applicable   
 
ENVIRONMENTAL REVIEW:  
This is not a project under CEQA and is therefore not subject to environmental review.CCR15378; 
PRC 21065. 
 

PUBLIC NOTIFICATION: 
Agenda Report posted within 72 hours of meeting date and time in accordance with Brown Act. 
 

ORDINANCE: 
Not Applicable 
 
EXHIBITS:   
Exhibit A – Report Out of Salary and Benefits of Interim City Manager 
Exhibit B – Interim City Manager Agreement - 2023 Martinez 
Exhibit C - Resolution 
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[To be read aloud prior to Adoption of Resolution Approving Employment Agreement] 

 

Report Out of Salary and Benefits of  

Interim City Manager  

Government Code Section 54953 (c)(3)  

 

The following is a summary of the salary and benefits to be received by the 

Interim City Manager: 

 

 Effective August 2, 2023 until City appoints a permanent City 

Manager. 

 $ 240, 204 annual salary. 

 $750.00 per month for Vehicle Allowance. 

 10 paid fixed holidays per year. 

 9 days of Administrative Leave per year. 

 Vacation accrued at the rate of 13.33 hours per month. 

 Employee life insurance of $150,000. 

 Availability of Health and Dental Insurance. 

 Participation in CalPERS Retirement System. 

 Retiree health benefit of $20 per month for each year of service.  

 Right to return to prior permanent position. 
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RESOLUTION NO. 2023 –  

RESOLUTION OF THE CITY COUNCIL OF THE CITY OF NATIONAL CITY, CALIFORNIA, 
APPOINTING BENJAMIN MARTINEZ AS INTERIM CITY MANAGER AND AUTHORIZING 
THE MAYOR TO EXECUTE AN EMPLOYMENT AGREEMENT BETWEEN THE CITY OF 
NATIONAL CITY AND BENJAMIN MARTINEZ WITH THE EFFECTIVE DATE OF AUGUST 
2, 2023. 

 
  WHEREAS, Benjamin Martinez was working in the capacity of Acting Director of 
Community Development and was selected as Interim City Manager for the City of National City. 

  NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of National City 
as follows:  

SECTION 1. Benjamin Martinez is hereby appointed to the position of Interim City 
Manager for the City of National City effective 

SECTION 2. In consideration of Mr. Martinez acceptance of the appointment made 
hereinabove, the City Council hereby approves the following employment terms and conditions: 

A. Commencement of Employment 
August 2, 2023 is hereby designated as the date of commencement of Benjamin 
Martinez duties to serve as Interim City Manager. 

B. Salary / Compensation 
The base salary to be paid to Benjamin Martinez for his services as Interim City 
Manager shall be $ 240,204 annually and $750.00 per month for vehicle 
allowance payable in accordance with the City’s customary payroll practices.  

C. Benefits 
In addition to base salary, Benjamin Martinez shall receive such other benefits 
as are provided to the Executive Group of the City, including holidays, vacation 
leave, executive leave, sick leave, and insurance and retirement benefits. 
 

SECTION 3. The Mayor is hereby authorized to execute an Employment Agreement 
between the City of National City and Benjamin Martinez, attached to the Agenda Report as 
Exhibit B, until the City appoints a permanent City Manager or unless sooner terminated by the 
Employer or Employee as provided in Section 9, 10 or 11 of the Agreement. Said Agreement is 
on file in the Office of the City Clerk. 

PASSED and ADOPTED this 5th day of September, 2023 

  
Ron Morrison, Mayor 

ATTEST: 

  
Shelley Chapel, MMC, City Clerk 
 
APPROVED AS TO FORM:  

  
Barry J. Schultz, City Attorney  
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