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List of Abbreviated Terms 

Acronym/Definitions Term 

AB Assembly Bill 

ABM Activity Based Model 

ACM Asbestos-containing materials 

ADT Average daily traffic 

ADU Accessory dwelling unit 

AFFH Affirmatively Furthering Fair Housing 

AHSC Affordable Housing and Sustainable Communities 
Program 

AIA Airport Influence Area  

ALUC Airport Land Use Commission 

APN Assessor’s Parcel Number 

APS Alternative Planning Strategy 

AVR Assessed value ratio 

Balanced Plan National City Bayfront Balanced Plan 

BMO Biological Mitigation Ordinance 

BMR Below market rate 

CAA Clean Air Act 

CAAQS California Ambient Air Quality Standards 

CAFE Corporate Average Fuel Economy  

Cal/EPA California Environmental Protection Agency 

CalARP California Accidental Release Prevention 

CalEEMod California Emissions Estimator Model 

CALGreen California Green Building Standards Code 

California CAA California Clean Air Act 

Caltrans California Department of Transportation 

CAP Climate Action Plan 

CARB California Air Resources Board 

CBC California Building Code 

CC&Rs Covenants, conditions, and restrictions 

CCA California Coastal Act 

CCR California Code of Regulations 

CDFW California Department of Fish and Wildlife 

CEQA California Environmental Quality Act 
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CERCLA Comprehensive Environmental Response, 
Compensation, and Liability Act 

Certified United Program Agency Certified United Program Agency 

CGP Construction General Permit 

CLUU/2011 General Plan Comprehensive Land Use Update  

CNEL Community noise equivalent level 

CO Carbon monoxide 

CO Protocol California Department of Transportation Project-Level 
Carbon Monoxide Protocol 

CO2e Carbon dioxide equivalent 

CRHR California Register of Historic Places 

CVESD Chula Vista Elementary School District 

CZMA Coastal Zone Management Act 

dB Decibels 

dBA A-weighted decibels 

DEH County of San Diego Department of Environmental 
Health 

District San Diego Unified Port District 

DPM Diesel-exhaust particulate matter 

DTSC California Department of Toxic Substances Control 

du/acre Dwelling unit per acre 

EIR Environmental Impact Report 

EMFAC Emissions factor  

EO Executive Order  

EPA U.S. Environmental Protection Agency 

ESA Environmental Site Assessment 

ESCP Erosion and sediment control plan 

FAA Federal Aviation Administration  

FAR Floor Area Ratio 

FGPU, the Project Focused General Plan Update 

GHG Greenhouse gas 

HCD California Department of Housing and Community 
Development 

HMD San Diego County Hazardous Materials Division 

HMMD Hazardous Materials Management Database 

HMMP Hazardous Materials Management Plan 

HNC Program House National City Opt-In Density Bonus Program 
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HVAC Heating, ventilation, and air conditioning 

Hz hertz 

I-5 Interstate 5 

I-805 Interstate 805 

in/sec Inches per second 

INTRAConnect Integrating Neighborhoods with Transportation Routes 
for All Connections Planning Study 

JADU Junior accessory dwelling unit 

JRMP Jurisdictional Runoff Management Program 

JURMP Jurisdictional Urban Runoff Management Programs 

LBP Lead-based paint 

LCP Local Coastal Program 

Ldn Day/night average sound level 

Leq Equivalent noise level 

Lmax Maximum noise level 

Lmin Minimum noise level 

LOS Level of service 

MCR Multi-Use Commercial-Residential 

MM Mitigation measure 

MMRP Mitigation Monitoring and Reporting Program 

MPG Miles per gallon 

mph  Miles per hour 

MPO Metropolitan Planning Organization 

MSCP Multiple Species Conservation Program 

MTCO2e metric tons of carbon dioxide equivalent 

MTS San Diego Metropolitan Transit System 

MXC Minor Mixed-Use Corridor 

MXD Minor Mixed-Use District 

NAAQS National Ambient Air Quality Standards 

NAHC Native American Heritage Commission 

NASNI Naval Air Station North Island 

NCMT National City Marine Terminal Optimization Study 

NCPD National City Police Department 

Next OS Next Operating Systems 

NHPA National Historic Preservation Act of 1966 

NO2 Nitrogen dioxide 
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NOP Notice of Preparation 

NOX Nitrogen oxides 

NRHP National Register of Historic Places 

NSD National School District 

O3 Ozone 

OSHA Occupational Safety ad Health Act 

PCBs Polychlorinated biphenyls 

PEIR Program Environmental Impact Report 

Planning Area The boundary that extends beyond the City’s limits to 
include the Sphere of Influence (SOI)(for National City, 
this includes the unincorporated parts of Lincoln Acres). 

PM10 Particulate matter less than or equal to 10 microns in 
diameter 

PM2.5 Particulate matter less than or equal to 2.5 microns in 
diameter 

Port Unified Port of San Diego 

PPV Peak particle velocity 

PRC Public Resources Code 

RAQS San Diego County Regional Air Quality Strategy 

RCRA Resource Conservation and Recovery Act 

RHNA Regional Housing Needs Assessment 

RM Residential 

RMS Root mean square  

RPS Renewable Portfolio Standard  

RS Residential 

RTP/SCS Regional Transportation Plan  

RWQCB Regional Water Quality Control Board 

SANDAG San Diego Association of Governments 

SARA Superfund Amendments and Reauthorization Act 

SB Senate Bill 

SCAQMD South Coast Air Quality Management District 

SCH State Clearinghouse 

SCINC South Coastal Information Center 

SCS Sustainable Communities Strategy 

SDAB San Diego Air Basin 

SDAPCD San Diego Air Pollution Control District 

SDIA San Diego International Airport 
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SES Sherman Elementary School 

SIP State Implementation Plan 

SO2 Sulfur dioxide 

SOI  Sphere of Influence (includes City of National City and 
unincorporated Lincoln Acres) 

SPEIR Supplemental Program Environmental Impact Report 

SR-54 State Route 54 

STRAHNET Strategic Highway Network 

SUHSD Sweetwater Union High School District 

SWPPP Storm Water Pollution Prevention Plan 

SWRCB State Water Resources Control Board 

TAC Toxic Air Contaminants  

TODO Transit Oriented Development Overlay 

TOD Transit Oriented Development 

TPA Transit Priority Area 

U.S.C. United States Code 

UPFP Unified Program Facility Permit 

USACE U.S. Army Corps of Engineers 

UWMP Urban Water Management Plan 

VdB re 1 micro-in/sec vibration decibels in relation to 1 micro-inch per second 

VMT Vehicle miles travelled 

VOC Volatile organic compounds 
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ES.1.5 Climate Action Plan 
The FGPU includes a comprehensive update to the 2011 CAP by updating the 2009 greenhouse gas 
(GHG) emissions inventory to 2018 as its baseline year and forecasting emissions for 2030 and 2050, 
consistent with Executive Order B-30-15 and Senate Bill (SB) 32. The CAP update (see Appendix 13.B.6 
CAP Update) also would account for new policies stemming from the FGPU 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 
(VMT) estimates, which will result in updated GHG emissions projections and reductions from 
transportation sources included in the adopted 2011 CAP. The 2022 CAP update accounts for existing 
plans, programs, and activities that the City has already completed or implemented to reduce emissions 
and revises, removes, or expands upon 55 emission-reducing strategies from the 2011 CAP to improve 
GHG reductions in the residential, commercial/industrial, transportation and land use, solid waste, and 
water and wastewater sectors.   

ES.1.6 Municipal Code Updates 
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 to address minor language and conformance discrepancies throughout as part of the 6th Cycle 
Housing Element implementation. 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, Assembly Bill 
(AB) 101, AB 2162, AB 1397, AB 68, etc.  

In addition to ensuring legislative compliance, the Municipal Code Update (see Appendix 13.B.7 
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.  

The Municipal Code also would be updated include the proposed development standard revisions. 

ES.1.7 Objective Design Standards 
To incentivize the production of housing in National City, the City is adopting objective design 
standards to streamline the approval process for qualifying multi-unit developments. The objective 
design standards only apply to multifamily 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. Qualifying mixed-use projects must be located in a 
mixed-use zone that designates at least two-thirds of the square footage of the development for 
residential use. 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. 

ES.1.8 Housing Strategic Plan 
The purpose of the National City Housing Strategic Plan (see Appendix 13.B.9 Housing Strategic Plan) is 
to establish guidance for the National City Housing Authority to utilize City-owned real estate and 
financial assets for housing purposes. This plan establishes a work plan for the Housing Authority to 
make progress toward the goals and objectives of the 6th Cycle Housing Element and help meet the 
housing needs of National City residents. The work plan includes recommended actions, metrics, and a 
timeline to guide the Housing Authority’s resources for the first four years (2021–2025) of the eight-
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Street, and D Avenue. Under the Alternative Site Alternative, the City would net an additional 119 
dwelling units as compared to the Proposed Project, but would see a reduction of 87,705 square feet of 
commercial space. This reduction would stem from this location being rezoned from commercial uses 
to RM-2, which is purely residential.  

The Alternative Site was selected as a replacement for the 24th Street Transit Station Focus Area to 
reduce potential air quality and noise impacts to residential uses near the I-5 corridor. The Alternative 
Site is located approximately 2,400 feet (0.4 miles) from the I-5 corridor (as the crow flies), as compared 
to the 24th Street Transit Station Focus Area, which is approximately less than 200 feet from the edge 
of parcel to the nearest off-ramp (as the crow flies). 

ES.4.3 Environmentally Superior Alternative 
As required under Section 15126.6 (e)(2) of the CEQA Guidelines, an EIR must identify the 
environmentally superior alternative. Pursuant to the CEQA Guidelines, if the No Project Alternative is 
determined to be the most environmentally superior alternative, then another alternative among the 
alternatives evaluated must be identified as the environmentally superior project.  

 In the case of this SPEIR, the Alternate Project Location Alternative is considered the environmentally 
superior alternative because, due to the exclusion of the 24th Street Transit Center Focus Area, it would 
incrementally reduce significant impacts associated with air quality emissions on sensitive receptors 
compared to the Proposed Project. This alternative would comply with the California Air Resources 
Board Scoping Plan and Sustainable Communities Strategy since it would assist in regional efforts to 
reduce VMT by providing opportunities for higher-density residential land uses in proximity to transit. 
The Alternative Project Location Alternative would meet all the project’s objectives (although not to 
the same degree as the Proposed Project due to the removal of the 24th Street Transit Station Focus 
Area, which would reduce the Planning Area’s transit-oriented developments). In conclusion, the 
Alternate Project Location Alternative is considered the environmentally superior alternative because 
it would result in fewer impacts than the Proposed Project and would still meet the project’s objectives. 

ES.5 SUMMARY TABLE 
Table ES-1summarizes significant impacts and mitigation measures that would reduce the impact to 
less than significant, as identified in this SPEIR. It is organized to correspond with the environmental 
issues discussed in Chapter 4 Environmental Analysis and makes reference to previous mitigation in the 
2011 CLUU PEIR.  

The table is arranged in five columns: 1) environmental issue; 2) result of impact analysis; 3) mitigation 
measure summary; 4) new and/or previous mitigation; and 5) impact level after mitigation. For a 
complete description of potential impacts, please refer to the specific discussions in Chapter 4.    
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Table ES-1 Summary of Impacts and Mitigation Measures 

Environmental Issue Result of Impact 
Analysis 

Mitigation Measure Summary New and/or 
Previous 
Mitigation? 

Impact Level 
After 
Mitigation 

Air Quality 

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. 

Significant  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. 

New Significant 
and 
Unavoidable 

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 

Significant 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 

New Significant 
and 
Unavoidable 
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Environmental Issue Result of Impact 
Analysis 

Mitigation Measure Summary New and/or 
Previous 
Mitigation? 

Impact Level 
After 
Mitigation 

could exceed San Diego Air Pollution 
Control District screening thresholds. 

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;  
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Environmental Issue Result of Impact 
Analysis 

Mitigation Measure Summary New and/or 
Previous 
Mitigation? 

Impact Level 
After 
Mitigation 

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.  
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Environmental Issue Result of Impact 
Analysis 

Mitigation Measure Summary New and/or 
Previous 
Mitigation? 

Impact Level 
After 
Mitigation 

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 
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Environmental Issue Result of Impact 
Analysis 

Mitigation Measure Summary New and/or 
Previous 
Mitigation? 

Impact Level 
After 
Mitigation 

receptors in proximity to land uses 
commonly associated with substantial air 
emissions, such as industrial uses. 

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.  

Impact AQ-4 Odors: 
The FGPU would not introduce land uses 
known to generate substantial odor. The 
use of diesel-powered equipment during 
construction may generate transient 
odors. Diesel exhaust may occasionally be 
noticeable at adjacent properties; however, 
construction activities would be 
temporary, and the odors would dissipate 
quickly in an outdoor environment. 

Less than 
Significant 

None None N/A 
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Environmental Issue Result of Impact 
Analysis 

Mitigation Measure Summary New and/or 
Previous 
Mitigation? 

Impact Level 
After 
Mitigation 

Cultural Resources and Tribal Cultural Resources 

Impact CUL-1 Historic Resources: 
Direct impacts to historical resources could 
result from the physical demolition, 
destruction, relocation, or alteration of 
potential historical resources within the 
City from future buildout. Future projects 
have the potential to impact buildings or 
structures that may be 50 years of age or 
older at the time certain projects are 
proposed, and, therefore, those sites may 
need to be evaluated for historical 
significance.  

Significant 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 

New Less than 
Significant 
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Environmental Issue Result of Impact 
Analysis 

Mitigation Measure Summary New and/or 
Previous 
Mitigation? 

Impact Level 
After 
Mitigation 

(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. 
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Environmental Issue Result of Impact 
Analysis 

Mitigation Measure Summary New and/or 
Previous 
Mitigation? 

Impact Level 
After 
Mitigation 

Impact CUL-2 Archaeological Resources: 
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 City 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.   

Significant 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. 

New Less than 
Significant 

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: 

New Less than 
Significant 
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Environmental Issue Result of Impact 
Analysis 

Mitigation Measure Summary New and/or 
Previous 
Mitigation? 

Impact Level 
After 
Mitigation 

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. 

New Less than 
Significant 
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Environmental Issue Result of Impact 
Analysis 

Mitigation Measure Summary New and/or 
Previous 
Mitigation? 

Impact Level 
After 
Mitigation 

Paleontology 

Impact PALEO-1 Paleontological 
Resources:  
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.   

Significant  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 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. 

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 

New Less than 
Significant 
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Environmental Issue Result of Impact 
Analysis 

Mitigation Measure Summary New and/or 
Previous 
Mitigation? 

Impact Level 
After 
Mitigation 

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 

Impact HAZ-4 Cortese List: 
Redevelopment of sites with existing soil 
or groundwater contamination could 
potentially pose a significant hazard to the 
public or the environment through 
releases of hazardous materials into the 
environment.   

Significant 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 

New Less than 
Significant 
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Environmental Issue Result of Impact 
Analysis 

Mitigation Measure Summary New and/or 
Previous 
Mitigation? 

Impact Level 
After 
Mitigation 

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 
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Environmental Issue Result of Impact 
Analysis 

Mitigation Measure Summary New and/or 
Previous 
Mitigation? 

Impact Level 
After 
Mitigation 

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 (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) 
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Environmental Issue Result of Impact 
Analysis 

Mitigation Measure Summary New and/or 
Previous 
Mitigation? 

Impact Level 
After 
Mitigation 

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. 

4) 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 
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Environmental Issue Result of Impact 
Analysis 

Mitigation Measure Summary New and/or 
Previous 
Mitigation? 

Impact Level 
After 
Mitigation 

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. 

Impact NOI-2 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. 

Significant MM-NOI-3 Vibration: 
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. 

New Less than 
Significant 
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1 INTRODUCTION 
This Supplemental Program Environmental Impact Report (SPEIR) for the proposed National City 
Focused General Plan Update project and associated discretionary actions (collectively referred to 
throughout this SPEIR as the “FGPU”) has been prepared by the City of National City in compliance 
with the California Environmental Quality Act (CEQA) Statute and Guidelines (Public Resources Code 
[PRC], Section 21000 et seq. and California Code of Regulations [CCR], Title 14, Section 15000 et seq.). 
The City is the Lead Agency responsible for ensuring that the proposed FGPU complies with CEQA.  

The FGPU includes a number of legislative actions to be considered by the City Council, but primarily is 
a focused update of the 2011 Comprehensive Land Use Update (CLUU) and associated Climate Action 
Plan (CAP). The FGPU reflects an update to citywide policies and programs developed to address 
changes in State legislation, a changing regional context, and forecasted future growth. 

The FGPU includes updates to policies, as well as supporting updates to codes, ordinances, and 
development standards. Policy updates will be reflected in the Land Use Element, Transportation 
Element, Safety Element, and CAP, which were last updated in 2011. The FGPU takes into account 
separate recent planning documents, including the 24th Street Transit Oriented Development Overlay 
study.  

1.1 SPEIR PURPOSE AND INTENDED USES 
1.1.1 What Is an EIR? 
An environmental impact report (EIR) is intended to inform decision-makers, public agencies, and the 
public about the potential significant adverse environmental impacts from a project and provide 
decision-makers with an understanding of the associated physical and environmental changes a project 
may have on the environment. It is important to note that the objective of CEQA is to conduct an 
analysis of a project’s impact on the environment and not the impacts of the environment on the 
project. 

1.1.2 What Is a Program EIR? 
Per Section 15168(a), “a program EIR is an EIR which may be prepared on a series of actions that can be 
characterized as one large project and are related either: (1) geographically” or “(4) as individual 
activities carried out under the same authorizing statutory or regulatory authority and having 
generally similar environmental effects which can be mitigated in similar ways.” Per Section 15168(b), a 
program EIR can: 

(1) Provide an occasion for a more exhaustive consideration of effects and alternatives than would be 
practical in an EIR on an individual action,  

(2) Ensure consideration of cumulative impacts that might be slighted in a case-by-case analysis,  
(3) Avoid duplicative reconsideration of basic policy considerations,  
(4) Allow the Lead Agency to consider broad policy alternatives and program wide mitigation measures at an 

early time when the agency has greater flexibility to deal with basic problems or cumulative impacts, and  
(5) Allow reduction in paperwork. 

Furthermore, under Section 15168(c), a program EIR applies to later activities, as future development 
projects in the program “must be examined in the light of the program EIR to determine whether an 
additional environmental document must be prepared,” as follows: 

(1) If a later activity would have effects that were not examined in the program EIR, a new Initial Study would 
need to be prepared leading to either an EIR or a Negative Declaration. That later analysis may tier from 
the program EIR as provided in Section 15152.  
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(2) If the agency finds that pursuant to Section 15162, no subsequent EIR would be required, the agency can 
approve the activity as being within the scope of the project covered by the program EIR, and no new 
environmental document would be required. 
[.…] 

(5) A program EIR will be most helpful in dealing with later activities if it provides a description of planned 
activities that would implement the program and deals with the effects of the program as specifically and 
comprehensively as possible. With a good and detailed project description and analysis of the program, 
many later activities could be found to be within the scope of the project described in the program EIR, 
and no further environmental documents would be required. 

A program EIR would allow the City to determine potential impacts of policy changes on future 
buildout of the FGPU, i.e. projects that are in conformance with the General Plan, prior to taking action 
on the project.  

1.1.3 Why a Supplemental Program EIR? 
Per CEQA Guidelines Section 15162(a)(1), “when an EIR has been certified or a negative declaration 
adopted for a project, no subsequent EIR shall be prepared for that project unless the lead agency 
determines, on the basis of substantial evidence in the light of the whole record” that “substantial 
changes are proposed in the project which will require major revisions of the previous EIR or negative 
declaration due to the involvement of new significant environmental effects or a substantial increase in 
the severity of previously identified significant effects.”  

Per Section 15163(a), the Lead Agency “may choose to prepare a supplement to an EIR rather than a 
subsequent EIR if: (1) Any of the conditions described in Section 15162 would require the preparation of 
a subsequent EIR, and (2) Only minor additions or changes would be necessary to make the previous EIR 
adequately apply to the project in the changed situation.” A supplemental EIR allows the Lead Agency 
to tier from previous environmental analysis efforts and focus on resources that may be impacted by 
the proposed project that is in conformance with the General Plan. Per Section 15163(e), “when the 
agency decides whether to approve the project, the decision-making body shall consider the previous 
EIR as revised by the supplemental EIR.”  

As a result of initial assessment, the City decided that the SPEIR for the FGPU would cover additional 
analysis under the following resource topics: Aesthetics, Air Quality, Cultural and Tribal Cultural 
Resources, Paleontology, Hazards and Hazardous Waste, Land Use, Noise, Transportation, Greenhouse 
Gas Emissions, Growth Inducement, and Cumulative Impacts. Analysis that would result in impacts that 
would not arise above and beyond the significance conclusions of the 2011 CLUU Program 
Environmental Impact Report (PEIR) are included in Chapter 7 Comprehensive Land Use Update PEIR 
Subject Areas Requiring No Change in Analysis. 

1.1.4 Incorporation by Reference 
Following CEQA Guidelines Section 15150, this SPEIR incorporates the context and findings of the 2011 
CLUU PEIR by reference. The SPEIR tiers to the certified (State Clearinghouse [SCH] No. 2010051009) 
2011 CLUU PEIR. This SPEIR considers the issues discussed in the first-tier document, updates those 
topic discussions with the 2022 CEQA Appendix G Checklist, evaluates whether a significant effect has 
been adequately addressed or if the FGPU would result in an effect that was not addressed in the initial 
report. 

Per Section 15163(b) and (e), “the supplement to the EIR need contain only the information necessary 
to make the previous EIR adequate for the project as revised….When the agency decides whether to 
approve the project, the decision-making body shall consider the previous EIR as revised by the 
supplemental EIR. A finding under Section 15091 shall be made for each significant effect shown in the 
previous EIR as revised. 
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The CDFW is responsible for the protection of fish and wildlife; designated rare or endangered native 
plants; and game refuges, ecological reserves, and other areas administered by the State. Most often, 
the CDFW acts as a Trustee and/or Responsible Agency and provides the requisite biological expertise 
to review and comment upon CEQA environmental documents prepared by another Lead Agency.  

1.3 SPEIR SCOPE  
The scope of analysis for the SPEIR was determined by the City as a result of initial project scoping, 
consideration of agency and public comments received in response to the Notice of Preparation (NOP) 
circulated on March 19, 2022, through April 18, 2022, and a scoping meeting held on April 6, 2022. The 
NOP and letters received during the public comment period are included in Appendix A of this SPEIR. 

This SPEIR serves as a supplemental analysis to the previously certified 2011 CLUU PEIR, as referenced 
above. All environmental issues analyzed in the 2011 CLUU PEIR were considered during initial review 
of the project. The issues marked “Yes” or “New” in Table 1.3-1 were determined to result in new 
impacts that may be potentially significant and require subsequent analysis and/or mitigation as part 
of this SPEIR.  

Table 1.3-1 Impact Assessment Summary  

Issue Area 2011 PEIR 
Impact 

New or 
Substantially 
Increased Impact 
compared to the 
2011 CLUU PEIR? 

New and/or 
Previous 
Mitigation? 

Resultant 
Project Impact 
after Mitigation? 

Aesthetics  Less than 
Significant 

Yes No N/A 

Agricultural 
Resources 

No Impact No No N/A 

Air Quality Less than 
Significant with 
Mitigation 

Yes New Significant and 
Unavoidable 

Biological 
Resources 

Less than 
Significant with 
Mitigation 

No No N/A 

Cultural 
Resources 

Less than 
Significant 

No New Less than 
Significant 

Geology and Soils Less than 
Significant 

No No N/A 

Hazards and 
Hazardous 
Materials 

Less than 
Significant with 
Mitigation 

Yes New Less than 
Significant 

Hydrology and 
Water Quality 

Less than 
Significant with 
Mitigation 

No No N/A 

Land Use Less than 
Significant with 
Mitigation 

Yes New Less than 
Significant 
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Table 1.4-1 Public Review Comments on the Notice of Preparation 

Agency/Individual Date Comment Summary 
Edward Nieto (Resident) April 6, 2022 Requests information on the Focused General Plan 

Update and clarification on where the proposed 
land use changes are. 

National City Historical 
Society – Nancy Estolano 
(President) 

April 7, 2022 Requests consultation with the National City 
Historical Society for demolition of houses over 75 
years old within the zoning overlays of 2, 4, and 6. 

Building Industry Association 
of San Diego – Adrian Luna 
(Legislative Aid) 

April 8, 2022 Requests that staff present the Draft SPEIR to our 
Urban Council Committee on April 26 from 11:00 
a.m. to 12:00 p.m.  

California Department of 
Transportation (Caltrans) 
District 11 – Maurice A. Eaton 
(Branch Chief – Local 
Development Review) 

April 13, 
2022 

Requests a vehicle miles of travel (VMT)-based 
Traffic Impact Study that is drafted using the 
Governor’s Office of Planning and Research 
Guidance to identify VMT-related impacts. 
Encourages coordination with Caltrans in locations 
that may affect Caltrans and other responsible 
agencies regarding complete streets proposed 
improvements. Recommends using the 
“Contextual Guidance for Bike Facilities” 
Memorandum (March 2020) to identify the 
preferred bikeway facility type in areas where 
bikeway facility installations are planned.   
Notes that Caltrans is not responsible for existing 
or future traffic noise impacts associated with the 
existing configuration of Interstate 5 or State 
Route 54. 
Acknowledges that the availability of affordable 
and reliable, high-speed broadband is a key 
component in supporting travel demand 
management and reaching the State’s 
transportation and climate action goals. 
Offers a reminder of the requirement to provide an 
approved final environmental document, 
corresponding technical studies, and necessary 
regulatory and resource agency permits—
specifically, any CEQA determinations or 
exemptions—as part of the encroachment permit 
process. 

County of San Diego 
Department of Public Works / 
San Diego County‘s Sanitation 
District – Sue Waters (Land 
Use/Environmental Planner) 

April 18, 
2022 

Requests that the environmental document 
include a statement that “no additional sewer flow 
capacity impacts to the San Diego County 
Sanitation Districts (District), Spring Valley outfall 
sewer trunk line will occur in accordance with any 
sewer transportation agreements between the 
District and the City of National City.” 
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1.6 INCORPORATION BY REFERENCE 
As permitted by CEQA Guidelines section 15150, this SPEIR has referenced several technical studies and 
reports, including analysis completed for the 2011 CLUU PEIR. Information from these documents has 
been briefly summarized in this SPEIR where applicable, and their relationship to this SPEIR described. 
These documents are included in Chapter 10.0 References Cited and are hereby incorporated by 
reference.  

1.7 SPEIR PROCESS  
The SPEIR process involves the preparation of a Draft SPEIR, the opportunity for stakeholders and the 
public to review the Draft SPEIR and provide comments on the adequacy of analysis during a 30-day 
public review period per Section 15163(c), and a Final SPEIR. 

1.7.1 Draft SPEIR 
This SPEIR will follow CEQA Guidelines for draft and final EIRs. In accordance with sections 15085 and 
15087(a)(1), upon completion of a draft EIR, a Notice of Completion is filed with the State Office of 
Planning and Research, and a Notice of Availability of the draft EIR is issued in a newspaper of general 
circulation in the area. 

The draft EIR is distributed for review to the public and interested and affected agencies for the 
purpose of providing comments “on the sufficiency of the document in identifying and analyzing the 
possible impacts on the environment and ways in which the significant effects of the project might be 
avoided or mitigated” (Section 15204, CEQA Guidelines). 

The Draft SPEIR and all related technical studies are available for review during the public review 
period at https://www.nationalcityca.gov/government/community-development/planning/focused-
general-plan-update. A physical copy is available at: MLK Jr. Community Center (140 E. 12th Street, 
Suite B, National City, CA 91950). 

1.7.2 Final SPEIR 
The Final SPEIR will incorporate responses to the comments received during public review, associated 
revisions to the Draft SPEIR sections, Findings of Fact, and a Statement of Overriding Considerations (if 
applicable for any impacts identified in the Draft SPEIR as significant and unmitigated). Per Section 
15163(e), when the City decides to approve the project, City Council shall consider the previous EIR as 
revised by the supplemental EIR and will consider all comments in making its decision whether to 
certify the Final SPEIR.  

The City will be able to use this SPEIR to ensure compliance of future development under the General 
Plan with the programmatic mitigation framework included in this SPEIR and with applicable policy 
changes and regulations from the FPGU. 
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2 ENVIRONMENTAL SETTING  

2.1 PROJECT LOCATION  
The City of National City is located in the southwestern portion of San Diego County, California. 
National City is bordered by San Diego to the north and east, Chula Vista to the south, and San Diego 
Bay to the west. National City encompasses 9.2 square miles, of which 1.7 square miles is water. 
Interstate 5 (I-5) and Interstate 805 (I-805) cross the City from north to south, and State Route 54 (SR-
54) traverses the southern edge (see Figure 2.1-1).  

National City lies within close proximity of the San Diego Bay, the United States–Mexico border, 
downtown San Diego, and other south bay communities. Although no airports are located within the 
Planning Area, there are three airports near National City: the San Diego International Airport at 
Lindbergh Field, the Naval Air Station North Island in Coronado, and Brown Field Municipal Airport 
south of the Planning Area in the Otay Mesa community.  

Much of the land within National City to the west of I-5 is outside the jurisdiction of the City and is 
under the control of the San Diego Unified Port District or U.S. Department of Defense (U.S. Navy). The 
National City Marine Terminal, under the ownership of the Unified Port of San Diego (Port), is the most 
advanced vehicle import and export facility on the West Coast, processing more than 270,000 vehicles 
annually. The Port’s marine terminals are vital components of the San Diego region’s working 
waterfront. National City’s waterfront extends 3 miles along San Diego Bay and is part of the largest 
U.S. Navy installation on the West Coast.1 

The proposed Focused General Plan Update (FGPU) is effective citywide and includes the annexation of 
three parcels within the Lincoln Acres unincorporated community in 2019 into the City boundaries.  

  

 
1 National City, About National City, https://www.nationalcityca.gov/government/police/about-us/about-national-city 
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Figure 2.1-1 Regional Location 

 
Source: SANGIS, County Boundary, October 2022, https://rdw.sandag.org/Account/gisdtview?dir=Jurisdiction  

  



Draft Supplemental Program EIR - Focused General Plan Update  2. Environmental Setting 

February 2023  2-3 
 

2.2 PLANNING CONTEXT 
The State of California encourages cities and counties to look beyond their borders during general plan 
development and update processes and to consider a “Planning Area” that extends beyond the 
municipal limits. Accordingly, the Planning Area for the proposed FGPU extends beyond the City’s 
limits to include the Sphere of Influence (SOI) (refer to Figure 2.2-1 , below). 

Typically, an SOI is the area immediately outside city limits where development is likely to occur 
because of the proximity of existing services such as roads, water, sewer, police, and fire. Since there is 
no other land outside of the SOI within the Planning Area boundary, because all of the other land 
surrounding National City is located within the city limits of Chula Vista or San Diego, the City’s SOI 
only additionally encompasses the unincorporated island portion of San Diego County known as 
Lincoln Acres. While the City does not have regulatory power over the unincorporated portion of the 
Planning Area, including it in the Planning Area signals that National City recognizes the impact that 
development within this area has on the future of the City. The unincorporated portion of the Planning 
Area will remain under the jurisdiction of San Diego County unless and until such time as it is annexed 
into the City of National City.  

The land most recently (2019) annexed into the National City boundary includes the following (Figure 
2.2-2): 

�x 0.23 acres of unincorporated territory consisting of two vacant parcels along Sweetwater Road 
in the Lincoln Acres community (Assessor’s Parcel Number [APN]: 563-252-23 and 563-252-28)2 

�x 49.5 acres of a right-of-way area under the I-805/SR-54 freeway interchange (APN: 563-330-41) 

2.3 PHYSICAL ENVIRONMENT 
2.3.1 Aesthetics  
The visual character of the Planning Area is typical of surrounding cities and contains several aesthetic 
resources such as scenic vistas of San Diego Bay and mountains to the east, cohesive residential 
neighborhoods, and a vibrant, pedestrian-scale downtown. Existing neighborhoods are predominantly 
residential, while many districts contain a mixture of residential, commercial, and industrial uses. 
National City is the second oldest city in San Diego County and has maintained many of its historic 
neighborhoods and structures, which date back to the late 1880s. 

As part of the 2011 CLUU, the Planning Area has been divided into 13 geographic areas, each with a 
unique character and distinctive land use pattern.3 The visual characteristics of each of these areas 
have not significantly changed since the 2011 CLUU. 

 

 

 

 
2 San Diego County Local Agency Formation Commission, Agenda Report 7a Public Hearing, December 2, 2019 
https://www.sdlafco.org/home/showpublisheddocument/4676/637102834232470000  
3 National City, Comprehensive Land Use Update (CLUU) Draft EIR, Chapter 4.1 Aesthetics, 2011,  
https://www.nationalcityca.gov/home/showpublisheddocument/4458/636090627169130000  
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Figure 2.2-1 Planning Area 
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Figure 2.2-2 Land Annexed into National City 
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2.3.2 Air Quality  
National City is in the San Diego Air Basin, which lies in the southwest corner of California and 
comprises the entire San Diego region. The nearest air quality monitoring stations are located in Chula 
Vista (CVA) and in downtown San Diego at the Sherman Elementary School.4 Monitoring data at the 
San Diego – Sherman Elementary School station showed acceptable levels of nitrogen dioxide (NO2) for 
the years 2019 through 2021. The State and federal 8-hour ozone standard was exceeded once in 2019 
and three times in 2020. The federal standard for particulate matter less than or equal to 2.5 microns in 
diameter (PM2.5) was exceeded twice in 2020. Sources of air pollution in the Planning Area are primarily 
on-road vehicles. I-5 and I-805 cross the Planning Area from north to south, and SR-54 traverses the 
southern edge of the town. Emissions from stationary sources and motor vehicles form secondary 
particles that contribute to levels of particulate matter less than or equal to 10 microns in diameter 
(PM10) in many areas. Air quality in the San Diego Air Basin is impacted not only by local emissions but 
also by pollutants transported from other areas—in particular, ozone (O3) and ozone precursor 
emissions transported from the South Coast Air Basin and Mexico.  

In additional to transportation sources, there are more than 160 stationary sources in National City that 
operate under permits approved by the San Diego Air Pollution Control District.5 These sources include 
emergency generators, boilers, gas stations, and automotive repair facilities that are common in many 
cities. Additional sources unique to National City are a number of marine coating operations and a 
cement terminal silo system. Heavy industrial activities occur at the Naval Base San Diego, located 
about a mile northwest of the City limits. 

2.3.3 Hydrology and Water Quality 
Groundwater within the Planning Area occurs mainly within in two aquifers composed of alluvial 
deposits, the Lower and Middle Sweetwater Basins, and in the San Diego Formation, an aquifer 
composed of consolidated sediment. Surface waters include the Sweetwater River, Seventh Street 
Channel, and Paradise Creek, which run through National City and flow into the San Diego Bay. The 
area of the Sweetwater River that is tidally influenced is known as the Sweetwater River Estuary and is 
located in the southern edge of the Planning Area on the border of National City and Chula Vista. 

2.3.4 Land Use 
National City’s boundary encompasses approximately 9.2 square miles, of which approximately 7.5 
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. Residential land uses constitute the largest use (26.4 percent, or 1,635 
acres) and Transportation, Communications, and Utilities are the next largest use (22.4 percent or 1,389 
acres). A detailed breakdown of existing land uses is included in Chapter 4.6 Land Use and Appendix 
13.B.1 Land Use Element Update. 

Also within the Planning Area are military land uses, including Naval Base San Diego, the Army 
National Guard (located at 303 Palm Avenue), and the U.S. Government Navy Department (1717 
Sweetwater Road). These areas are controlled by the U.S. military.  

Three separate agencies control land within National City’s Coastal Zone: the San Diego Unified Port 
District, the U.S. 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 U.S. Navy are under the jurisdiction of the Federal Coastal Zone Management Act, 
which states that military lands shall comply with coastal planning to the extent that national security 
is not imperiled. The Coastal Zone area over which National City retains jurisdiction totals 
approximately 575 acres and is bounded by the U.S. Navy lands to the north and the Chula Vista 

 
4 Note: The Downtown site was shut down in 2016 and relocated to Sherman Elementary School. Monitoring resumed in mid-2019.  
SDACPD, 2020 Network Assessment 2015–2019, https://www.sdapcd.org/content/dam/sdapcd/documents/monitoring/2020-Network-Assessment.pdf  
5 San Diego County, Air Pollution Equipment Permits, https://data.sandiegocounty.gov/Environment/Air-Pollution-Equipment-Permits/33xy-2ab9/data  
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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 as well as the General Plan. 

As noted previously, the land within the Lincoln Acres community is under jurisdiction of the County of 
San Diego. 

2.3.5 Noise 
I-5, I-805, and SR-54 are the most prevalent sources of traffic noise and affect distant land uses. Major 
arterials characterized by substantial traffic-generated noise include National City Boulevard, Highland 
Avenue, Euclid Avenue, Division Street, Plaza Boulevard, Civic Center Drive, 18th Street, Bay 
Marina/Mile of Cars Way, and 30th Street/Sweetwater Road. Major stationary noise sources include 
service commercial uses such as automotive repair facilities, wrecking yards, tire installation centers, 
car washes, transfer yards, and loading docks and are found at various locations throughout the 
Planning Area, many of which are located along the waterfront and within Port- and Navy-controlled 
parcels. Commercial and miliary aircraft are additional sources of noise within the Planning Area. 

2.3.6 Public Services 
2.3.6.1 Fire 
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. 
There are two fire stations serving the Planning Area; Station 34 is located at 343 East 16th Street, and 
Station 31 is located at 2333 Euclid Avenue in unincorporated Lincoln Acres. The administration office 
is located at 1243 National City Boulevard. The Fire Department is composed of three divisions 
(Administration, Fire Prevention, and Operations) that provide fire control, emergency medical service, 
rescue, and fire prevention and education. 

2.3.6.2 Police 
Responsibilities of the National City Police Department (NCPD) include law enforcement, street patrol, 
traffic and parking enforcement, and investigations. The NCPD has one police station located at 1200 
National City Boulevard.  

2.3.6.3 Schools 
There are three public school districts that serve the Planning Area: National School District (NSD), 
Chula Vista Elementary School District (CVESD), and Sweetwater Union High School District (SUHSD). 
There are 10 elementary schools in the NSD;6 44 elementary schools in the CVESD,7 which serves 
southwest San Diego County; and 15 high schools, 13 middle schools, four adult schools, and five 
alternative schools in the SUHSD.8 Within the National City boundaries, the NSD has 10 public schools 
offering grades K–6, with one location offering preschool. The SUHSD has four campuses in National 
City, including its founding and namesake school, Sweetwater High, offering instruction primarily in 
grades 7 through 12. National City Middle School and Granger Junior High offer secondary instruction, 
and National City Adult School offers high school equivalency and continuing education. Additionally, 
the Southwestern College’s Higher Education Center and South County Regional Education Center are 
also located within the City.9 

2.3.6.4 Parks 
The City of National City has six public parks, one public plaza, and a nine-hole public golf course under 
its jurisdiction. Pepper Park and the adjacent boat launch/aquatic center, operated by the Unified Port 
District, along with a portion of the County’s Sweetwater Regional Park, also lie within the City limits 

 
6 National School District, Schools Directory, https://www.nsd.us/domain/84, Accessed June 20,2022 
7 Chula Vista Elementary School District, School Directory, https://www.cvesd.org/schools/school-directory  
8 Sweetwater Union High School District, About Us, https://www.sweetwaterschools.org/about-suhsd/, Accessed June 20, 2022 
9 National City, Community, Schools and Colleges, https://www.cvesd.org/schools/school-directory, Accessed September 20, 2022 
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but are not under the City’s jurisdiction. In sum, there are approximately 119 acres of parkland 
(excluding the golf course) located within the City limits. This equates to 1.9 acres of parkland per 1,000 
residents. One additional park, Lincoln Acres County Park, lies outside the City limits but within the 
Planning Area. 

2.3.6.5 Libraries 
The Planning Area is served by two libraries, the City of National City Public Library and the San Diego 
County Lincoln Acres Branch Library.    

2.3.7 Transportation 
This section summarizes the existing conditions of the transportation network in National City, as 
described in more detail (with figures) in the updated Transportation Element (see Appendix 13.B.2). 

2.3.7.1 Pedestrian 
National City is made up of multi-modal communities with high rates of pedestrian activity. From 2013 
through 2019, National City installed 16.9 miles of new sidewalk and installed and/or upgraded 675 
curb ramps for compliance with Americans with Disabilities Act requirements. 

2.3.7.2 Bicycle 
From 2013 through 2019, the City has constructed approximately 12 miles of new bicycle facilities. 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 transportation 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 8 and 10 feet in width. It connects to the Bayshore 
Bikeway at the Sweetwater Channel near the Gordy Shields Bridge.   

2.3.7.3 Transit 
Residents of National City rely more on public transportation than other commuters throughout San 
Diego County. Of the estimated 25,531 working residents of the City, 6.9 percent commute to work 
using public transit, compared to the County’s average of 3.4 percent. The Planning Area’s urban core is 
well served by multi-modal transportation options that allow for local and regional trips to be made 
without a car. 

National City is served by a regional transit system operated by the San Diego Metropolitan Transit 
System (MTS). There are 10 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 United States–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 Avenue.10 

2.3.7.4 Vehicle 
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 Planning Area has approximately 14 major arterial roadways providing circulation across the 
Planning Area and to major destination points throughout the region. These streets are typically four 

 
10 National City, Transportation Element Update, See Appendix 13.B.2. 
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lanes and spaced at half-mile intervals. Additionally, the Planning Area is served by approximately 31 
collector roadways that operate as local conduits to take users in and out of neighborhoods and 
business districts onto the arterial routes. These are generally two-lane roads with signalized 
intersections. 

2.3.7.5 Truck Routes 
Demand for truck movements is primarily driven by activities 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 originating 
mainly from the National City Marine Terminal and linking to regional highways. The truck routes 
through National City are classified as either “primary” or “alternate” routes. Primary routes are 
generally described as the most direct routes to freeways and are used for regional delivery. Multiple 
Strategic Highway Network (STRAHNET) corridors also pass through the Planning Area to connect to 
the working waterfront. 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. 

These routes are shown in Figure T-16 Routes and STRAHNET Corridors in the updated Transportation 
Element (see Appendix 13.B.2). 

2.3.8 Energy and Greenhouse Gas Emissions 
The community-wide inventory of greenhouse gas (GHG) emissions includes emissions from activities 
taking place within the City limits. However, for the purpose of the Climate Action Plan (CAP), the 
inventory excludes the jurisdictional boundaries of the Navy and Port of San Diego, over which the City 
does not have regulatory authority. GHG emission sectors in this inventory include residential, 
commercial/industrial, transportation, solid waste, and water/wastewater. As shown in Table 2.3-1, 
National City’s 2018 community GHG emissions totaled in 518,263 metric tons of carbon dioxide 
equivalent (MTCO2e) or 2.9 MTCO2e per capita. The sector with the greatest contribution to global 
climate change was transportation, accounting for 58.7 percent of the City’s total GHG emissions, or 
304,070 MTCO2e. Commercial energy source emissions contributed to 29.7 percent of the City’s overall 
emissions, or 153,238 MTCO2e. In comparison, National City’s 2005 community-wide GHG emissions 
from the adopted CAP totaled 550,714 MTCO2e, or 9.9 MTCO2e per capita. Transportation accounted for 
359,029 MTCO2e (65 percent), and commercial emissions accounted for 139,029 (25.2 percent).  

Table 2.3-1 Community-Wide Emissions Inventory (2018) 

Sector MTCO2e Percentage of Total (%) 
Transportation 304,070 59 

Commercial/Industrial 153,738 30 

Residential  48,872 9 

Solid Waste 104,920 2 

Water and Waste-Water 1,091 0.2 

Total 518,263 100.0% 
Source: National City, Climate Action Plan, Table CAP-3: Community-wide Emissions Inventory (2018), May 2022 (See Appendix 13.B.6) 

 

2.3.9 Tribal Cultural Resources 
In 2020, local tribes were consulted under Assembly Bill 52 and Senate Bill 18 (see Appendix 13.C.10). No 
responses were received. No reservations exist within the Planning Area.  
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The tribes were sent the Notice of Preparation for the Supplemental Program Environmental Impact 
Report in March 2022. No requests for consultation were received. 

To confirm that no additional tribes needed to be notified, an updated 2022 Local Government Tribal 
Consultation List was requested for the Planning Area was completed (see Appendix 13.C.11). Compared 
to the 2020 list, it was determined no additional contacts needed to be notified.  

In addition, a Sacred Lands File Search request was made to the Native American Heritage Commission 
(NAHC) in 2022.  The NAHC responded on November 22, 2022, that sacred lands may be present within 
the Planning Area (see Appendix 13.C.11). As no consultation requests were received by the City after 
the first two notices, no additional notifications were sent out. 
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3 PROJECT DESCRIPTION  

3.1 RELATIONSHIP TO THE NATIONAL CITY 2011 COMPREHENSIVE 

LAND USE UPDATE  
The National City City Council adopted the Comprehensive Land Use Update (CLUU) on June 7, 2011, 
which included: 1) a comprehensive General Plan update; an update to the Land Use Code (Municipal 
Code Title 18); a Climate Action Plan (CAP); and amendments to the Downtown Specific Plan, Westside 
Specific Plan, and Local Coastal Program to ensure consistency with the General Plan; and 2) five 
individual development projects.   

Concurrently, the City certified a Final Environmental Impact Report (EIR) for the CLUU (State 
Clearinghouse #2010051009), pursuant to the California Environmental Quality Act (CEQA). The 2011 
CLUU Programmatic Environmental Impact Report (PEIR) provided a programmatic analysis of the 
environmental impacts associated with projected buildout of the General Plan, as well as a project-level 
analysis for the five specific development projects. 

Since 2011, changes in State legislation, a changing regional context, and forecasted future growth have 
prompted the City to update its vision for the future through its General Plan and other documents 
associated with the Focused General Plan Update (FGPU) effort. 

The FGPU components are described below in Section 3.2 Description of Project Components. The 
integration of land use, transportation, and housing is important in the strategy of greenhouse gas 
(GHG) reduction, which is why the City is taking a holistic approach in updating these elements in 
conjunction with updating the CAP.  

Due to the nature of the changes proposed in the FGPU (i.e., focused policy changes and zoning updates 
along key corridors within the City), and lack of site-specific development projects proposed, the City 
determined that it would be valuable to build an environmental analysis from the previous certified EIR 
to expand upon the existing analysis of buildout. The preparation of a Supplemental Program 
Environmental Impact Report (SPEIR) that tiers from the 2011 CLUU PEIR would provide adequate 
analysis and a mitigation framework that allows for future development, including housing projects, 
consistent with the General Plan and zoning to tier from the analysis in the SPEIR. This approach would 
allow more streamlined environmental analysis for future development in the Planning Area and 
would support the City’s Housing Element goals to meet future housing demand for all income 
categories.    

Therefore, this SPEIR builds on the 2011 CLUU and 2011 CLUU PEIR and updates necessary existing 
conditions, regulatory settings, and policies and programs to guide National City’s development 
through 2050. All environmental issues analyzed in the 2011 CLUU PEIR were considered during initial 
review of the project. The changed documents will supersede the current adopted CLUU, which was last 
updated in 2011, and portions of the current Municipal Code. The changes are intended to provide the 
control necessary to ensure that growth in National City occurs in an orderly fashion.    

3.2 CHANGES SINCE THE 2011 COMPREHENSIVE LAND USE UPDATE  
3.2.1 State Housing Mandates and L egislation  
The following State housing mandates and legislation are organized by these main categories: 
Accessory Dwelling Units (ADUs), Affordable Housing, Density Bonus Law, Development Requirements, 
Equity and Fair Housing, Planning Document Procedures, Project Approvals and Streamlining, Youth 
and Transitional Housing, and Zoning and Lot Division. 
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ADUs 

Senate Bill (SB) 13 (Wieckowski) – 2019  
SB 13 states that until January 1, 2025, cities may not condition approval of ADU building permit 
applications on the applicant being the “owner-applicant” of either the primary dwelling unit or the 
ADU or impose impact fees on ADUs under 750 square feet. If a local agency does not act on an ADU 
application within 60 days of a completed application, the application shall be deemed approved.�×  

Assembly Bill (AB) 68 (Ting)�×– 2019   
AB 68 expands the definition of ADU and includes a provision that an ADU is not considered to exceed 
the allowable density for the lot upon which it is located. In addition, ADUs are not subject to local 
policies, ordinances, or programs that limit growth, and this bill prohibits the adoption of ADU 
ordinances that impose lot coverage standards and minimum lot size requirements.�×�×  

AB 587 (Friedman)�×– 2019   
AB 587 states that ADUs may be sold or conveyed separately from a primary residence if certain 
conditions are met, such as being developed by a qualified nonprofit corporation. This bill is intended 
to increase the ability of affordable housing organizations to sell deed-restricted ADUs to eligible low-
income homeowners.�×  

AB 670 (Friedman)�×– 2019  
AB 670 makes unlawful any homeowner association condition that prohibits or unreasonably restricts 
the construction of ADUs on single-family residential lots.�×  

AB 671 (Friedman) – 2019   
AB 671 requires jurisdictions to include plans to incentivize and promote the creation of affordable 
ADUs in local general plan housing elements.�×  

AB 881 (Bloom)�×– 2019   
AB 881 prohibits setback requirements for an existing living area or accessory structure that is 
converted to an ADU (or a new structure within the same place and dimensions as an existing 
structure). For an ADU not converted from an existing structure, setbacks are limited to 4 feet.�×  

AB 3182 (Ting)�×– 2020   
AB 3182 states that owners are not subject to governing documents that prohibit or unreasonably 
restrict renting ADUs or junior accessory dwelling units (JADUs) and includes a requirement for 
ministerial approval of building permit applications in residential or mixed-use zones to create one 
ADU and one JADU per lot with proposed or existing single-family development if certain conditions 
are met (existing legislation requires approval of one ADU or JADU).�×  

AB 345 (Quirk-Silva) – 2021   
AB 345 further facilitates ADUs by removing the requirement for a local agency to first pass an 
ordinance allowing the conveyance of an ADU separately from a primary residence (which can be an 
extended process) before such conveyance occurs and permits an ADU to be sold or conveyed 
separately from the primary residence to a qualified buyer (low- and moderate-income individuals and 
families as defined in California Health and Safety Code Section 50093) and if certain conditions are 
met, including that the primary residence or ADU was built by a qualified nonprofit corporation and 
that the property is held pursuant to a recorded tenancy in common agreement. In addition to the 
current requirements, agreements recorded after December 31, 2021, must also include 1) a delineation 
of all areas of the property that are for the exclusive use of a cotenant, 2) delineation of each cotenant’s 
responsibility for the costs of taxes, insurance, utilities, general maintenance and repair, and 
improvements associated with the property, and 3) procedures for dispute resolution among cotenants 
before resorting to legal action.  



Draft Supplemental Program EIR - Focused General Plan Update  3. Project Description 

February 2023  3-3 
 

AB 1584 (Committee on Housing) – 2021   
AB 1584, a housing omnibus bill, establishes a restriction on contractual development controls that 
mirrors AB 721 by declaring unenforceable any covenants, conditions, and restrictions (CC&Rs) 
contained within a deed, contract, security instrument, or other instrument that prohibits, effectively 
prohibits, or restricts the construction or use of an ADU on a lot zoned for single-family use.  

SB 897 (Wieckowski) – 2022  
SB 897 requires that any standards imposed on ADUs be objective. In addition, this bill sets allowable 
minimum heights for ADUs and prohibits parking requirements based on certain criteria. Finally, the 
bill requires that a JADU attached to a primary residence that does not include a separate bathroom 
include a separate entrance from the main entrance to the structure, with an interior entry to the main 
living area.  

AB 2221 (Quirk-Silva) – 2022   
AB 2221 specifies that an ADU that is detached from an existing primary dwelling may include a 
detached garage. This bill also requires an agency to approve or deny applications for an ADU or JADU 
within the same timeframes and prohibits local agencies from establishing limits on front setbacks that 
prevent the construction of at least an 800-square-foot ADU.  

Affordable Housing 

SB 2 (Atkins)�×– 2017  
SB 2, the Building Homes and Jobs Act, established a permanent, ongoing source of funding dedicated to 
affordable housing development through a $75 recording fee per real estate instrument, paper, or 
notice required to be recorded per single parcel of real property, not to exceed $225.  

SB 35�×(Wiener) – 2017  
SB 35 created a streamlining approval process for housing developments that meet certain affordability 
requirements. See the description under “Project Approvals and Streamlining,” below 

AB 491 (Ward) – 2021  
AB 491 requires that below-market-rate (BMR) housing units must provide the same access to common 
entrances, areas, and amenities as non-BMR units, and the building “shall not isolate the affordable 
housing units within that structure to a specific floor or an area on a specific floor.”   

AB 721 (Bloom) – 2021   
AB 721 makes recorded covenants that restrict the number, size, or location of residences that may be 
built on a property, or that restrict the number of persons or families who may reside on a property, 
unenforceable against qualifying affordable housing developments.   

AB 1029 (Mullin) – 2021   
AB 1029 permits the State Department of Housing and Community Development (HCD) to add the 
preservation of affordable housing units to a list of pro-housing, local policies that allow cities and 
counties to qualify for extra points or preference when scoring applications for State programs, 
including the Affordable Housing and Sustainable Communities Program (AHSC) grant program, 
Transformative Climate Communities Program, and Infill Incentive Grant Program of 2007 for award 
cycles commenced after July 1, 2021. This is an urgency statute that went into effect September 28, 
2021, but requires HCD to adopt these policies as a part of the formal rulemaking process in order to 
take effect.  

AB 1043 (Bryan) – 2021  
AB 1043 adds a new subset of “ lower income households” : “acutely low income” households, which 
earn 15 percent of area median income and whose rents can be no greater than 30 percent of the 15 
percent area median income. This new income band of acutely low-income households is likely to be 
targeted in future State or local funding programs and inclusionary zoning ordinances.  
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AB 1095 (Cooley) – 2021  
AB 1095 revises laws governing the AHSC and the Strategic Growth Council to specify that both 
programs aim to promote affordable housing rental units and owner-occupied affordable housing units. 
The legislation additionally requires the Strategic Growth Council to adopt guidelines or selection 
criteria for the AHSC program that include both affordable housing rental and owner-occupied 
affordable housing units.  

Density Bonus Law 

AB 2222�×(Nazarian) – 2014   
AB 2222 eliminates density bonuses and other incentives previously available unless the developer 
agrees to replace pre-existing affordable units on a one-for-one basis. The bill also increases the 
required affordability period from 30 to 55 years for all density bonus units. Furthermore, if the units 
that qualified an applicant for a density bonus are affordable ownership units, as opposed to rental 
units, they must be subject to an equity-sharing model rather than a resale restriction.�×  

AB 2442�×(Holden) – 2016   
AB 2442 requires that a density bonus be granted for a housing development if the applicant agrees to 
construct housing that includes at least 10 percent of the units for transitional foster youth, disabled 
veterans, or homeless persons.�×  

AB 2501 (Bloom)�×– 2016   
AB 2501 changes the timeline for processing an application for a density bonus, electing to accept no 
density increase, and determining the value of concessions and incentives.�×�×  

AB 2556�×(Nazarian) – 2016   
AB 2556 clarifies the replacement requirements of affordable units as established by AB 2222.�×  

AB 2372 (Gloria) – 2018   
AB 2372, or California’s Sustainable and Affordable Housing Act, sets the stage for using a floor area 
ratio (FAR)–based density bonus incentive program for development within multi-family areas served 
by high-frequency transit in exchange for community benefits such as deed-restricted affordable 
housing.�×�×  

AB 101 (Committee on Budget) – 2019   
AB 101 allows any additional density, floor area, and units granted under a density bonus to be included 
in the calculation to determine the SB 35 eligibility requirement of whether the development is at least 
two-thirds residential. See full description under “Youth and Transitional Housing,” below. 

AB 1763 (Chiu)�×- 2019  
AB 1763 states that if a developer agrees to build a housing development project in which 100 percent 
of the total units are affordable for lower-income households (which can include up to 20 percent 
moderate-income households), the project qualifies for an additional density bonus, limited incentives, 
and concessions under the Density Bonus Law, and additional height increase if located within ½ mile of 
a major transit stop.�×  

AB 2345 (Gonzales)�×– 2020   
AB 2345 allows developers to increase their density bonuses—the number of units permissible on any 
plot of land—to 50 percent, depending on the number and level of deed-restricted affordable homes on 
a piece of property. Additionally, the bill allows local governments to grant additional waivers for 
projects located within ½ mile of transit and that are 100 percent affordable and incentivizes additional 
density bonus projects by reducing the maximum parking required for certain projects.�×  
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SB 290 (Skinner) – 2021   
SB 290 adds to the State Density Bonus Law the ability to request one concession or incentive for 
projects that include at least 20 percent of the total units for lower-income students in a student 
housing development. It also requires the agency to report on student housing projects receiving 
density bonuses as part of a housing element annual report. SB 290 also clarifies additional provisions 
of the State Density Bonus Law.  

SB 728 (Hertzberg) – 2021   
SB 728 requires that any for-sale unit receiving a density bonus incentive is: 1) initially occupied by a 
person or family of the required income, offered at an affordable housing cost and subject to an equity-
sharing agreement, or 2) purchased by a qualified nonprofit housing organization receiving a property 
tax welfare exemption. For option 2, a recorded contract must memorialize a) affordability restrictions 
for at least 45 years, b) an equity-sharing agreement, and c) a repurchase option that requires a 
subsequent purchaser desiring to sell or convey the property to first offer the nonprofit corporation 
the opportunity to repurchase the property.   

AB 571 (Mayes) – 2021   
AB 571 prohibits agencies from imposing affordable housing impact fees, including inclusionary zoning 
fees and in lieu fees, on affordable units proposed as part of a State Density Bonus Law project.  

Development Requirements 

SB 478 (Wiener) – 2021   
SB 478 prohibits agencies from imposing an FAR of less than 1.0 for a residential or mixed-use 
development project consisting of three to seven units and a FAR of less than 1.25 for housing 
development project consisting of eight to ten units. Additionally, an agency may not deny a housing 
development project located on an existing legal parcel solely on the basis that the lot area does not 
meet the agency’s requirement for minimum lot size. To qualify, a project must consist of three to ten 
units in a multi-family residential zone or mixed-use zone in an urbanized area and cannot be within a 
single-family zone or a historic district. SB 478 also makes any private development CC&Rs void and 
unenforceable if they effectively prohibit or unreasonably restrict an eligible FAR.  

SB 1226 (Bates)�×– 2018   
SB 1226 states that a building official has the discretion to apply the building standards that were in 
effect at the time a residential unit was constructed. If a building permit does not exist, the official may 
make a determination of when the unit was constructed and issue a retroactive building permit based 
on the applicable standards of that determination. This bill legalizes previously constructed and 
unpermitted units, which, in exchange, must be brought up to code and restricted at an affordable rent 
to very low- and low-income households.�×  

Equity and Fair Housing 

AB 686 (Santiago)�×– 2017   
AB 686 requires California cities to take active steps to affirmatively further fair housing in their 
communities through the implementation of their housing elements. AB 686 requires all cities to 
include a robust analysis of local conditions that lead to barriers to access of fair housing for 
community members, especially those belonging to protected classes. This analysis entails an 
assessment of fair housing within the City, accomplished through critically examining integration and 
segregation, racially and ethnically concentrated areas of poverty, access to opportunities, 
disproportionate housing needs, and other relevant factors. The assessment also includes a roadmap of 
goals and actions the City will take to affirmatively further fair housing in their jurisdiction.�×  
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AB 1304 (Santiago) – 2021  
AB 1304 further reforms Affirmatively Furthering Fair Housing (AFFH) rule requirements by clarifying 
that public agencies have a mandatory duty to comply with the AFFH by requiring housing element site 
inventories to identify sites needed to meet the AFFH and analyze the relationship of those sites to the 
locality’s AFFH duty, and providing other further specific guidance about how housing elements must 
analyze AFFH policies and goals.  

AB 1466 (McCarty) – 2021   
AB 1466 aims to hasten the removal of racially restrictive or other unenforceable discriminatory 
provisions or covenants by requiring all county recorders throughout the State to establish a program 
to identify and redact unlawfully restrictive covenants (which counties may fund by imposing a $2 
recording fee on all property recordings) and easing restrictions on the ability of other parties to seek 
to remove such covenants.  

Planning Document Procedures 

AB 1397 (Low)�×– 2017   
AB 1397 tightens and adds long-needed specificity to the obligation in the Housing Element Law that 
housing elements identify and make available sites for the community’s Regional Housing Needs 
Allocation (RHNA) for lower-income households.�×There are now stricter requirements for the adequacy 
of sites, including non�(vacant sites and sites that were identified in previous elements, as well as 
requirements that sites have sufficient available infrastructure.�×  

AB 215 (Chiu) – 2021  
AB 215 requires local agencies to make draft revisions of the housing element available for public 
comment for 30 days and must consider and incorporate comments prior to submission to the HCD. 
This bill also expands the attorney general’s and/or HCD’s authority to seek action against a local 
agency that has violated certain housing laws.   

AB 787 (Gabriel) – 2021   
AB 787 expands existing law that permits jurisdictions to claim credit for up to 25 percent of their 
RHNA from the conversion of existing housing units for very low- and low-income households by also 
permitting jurisdictions to satisfy up to 25 percent of a local agency’s RHNA-identified moderate-
income regional housing need through the conversion of units in an existing multi-family building to 
be restricted for moderate-income households. To qualify, 1) the conversion must occur beginning on 
or after January 1, 2022; 2) units may not be previously affordable to very low-, low- or moderate-
income households; 3) the conversion must be subject to a 55-year recorded agreement; and 4) the 
initial post-conversion rent for the units must be at least 10 percent less than the average monthly rent 
charged during the 12 months prior to conversion.  

Project Approvals and Streamlining 

SB 35�×(Wiener) – 2017  
SB 35 allows a development entity to apply for a multi-family development through a streamlined 
ministerial housing process. The development must meet certain affordability requirements, objective 
design standards as laid out by both a given local agency and State law, and certain labor standards may 
be required. In addition, the development must be in a census-designated urbanized area that is zoned 
for residential or mixed use. SB 35 also states that jurisdictions may use any number of strategies to 
increase housing production, such as density bonus law, streamlining housing, etc. and must report 
annual net new housing to the HCD. Finally, to speed up the permit approval process, local agencies 
now must approve ministerial developments of 150 or fewer units within 60 days, and ministerial 
developments of over 150 units within 90 days.  
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AB 2162 (Chiu)�×– 2018   
AB 2162 requires supportive housing to be permitted by-right in zones where multi-family and mixed-
use development is permitted. AB 2162 further amends Government Code Section 65583 and adds 
Section 65650 to require local entities to streamline the approval of housing projects containing a 
minimum amount of supportive housing by providing a ministerial approval process, removing the 
requirement for CEQA analysis, and removing the requirement for Conditional Use Authorization or 
other similar discretionary entitlements granted by the Planning Commission.�×  

SB 330 (Skinner)�×– 2019   
SB 330 declares a statewide housing emergency, which will remain in effect until January 1, 2025. To 
increase the production of housing, this bill suspends certain restrictions on the development of new 
housing during this period of statewide emergency and expedites local government permitting 
processes and time frames. It applies to all “housing development projects,” with a special emphasis on 
projects for very low-, low-, and moderate-income households and emergency shelters.�×  

AB 101 (Committee on Budget) – 2019   
AB 101 prohibits streamlining from being used for projects located on a hazardous waste site, unless 
the State Department of Public Health, State Water Resources Control Board, or Department of Toxic 
Substances Control has cleared the site for residential use. See full description under “Youth and 
Transitional Housing,” below. 

SB 8 (Skinner) – 2021   
SB 8 extends provisions of SB 330 that provide vesting rights for housing projects that submit a 
qualifying “preliminary application,” as well as prohibits cities from conducting more than five 
hearings on an application. These provisions now sunset in 2034 rather than 2025. Applicants who 
submit qualifying preliminary applications for housing developments prior to January 1, 2030, can now 
invoke vesting rights until January 1, 2034. SB 8 also extends provisions that limit localities’ authority 
to impose shifting requirements as part of application “completeness” review, as well as provisions that 
require localities to render any decision about whether a site is historic at the time the application for 
the housing development project is deemed complete until 2030.   

SB 9 (Atkins) – 2021   
SB 9 provides for the ministerial approval of converting existing homes occupied by a homeowner into 
a duplex if certain eligibility restrictions are satisfied, and with certain exemptions and conditions in 
place. It also allows a single-family home lot to be split into two lots, and a duplex to be built on each 
lot, provided that the initial home is occupied by an owner who attests that the owner will continue to 
live in a unit on the property as their primary residence for at least three years. SB 9 does not address 
CC&Rs that may prohibit multi-family development or lot splits.  

AB 602 (Grayson) – 2021  
AB 602 imposes additional standards and procedures for agencies adopting impact fees. It requires 
agencies to identify a methodology for increasing fees and to impose fees on a housing development 
proportionately to the square footage of the development or make findings for a different 
methodology. Agencies must adopt nexus studies at a public hearing with at least 30 days’ notice. Large 
jurisdictions are required to adopt a capital improvement plan as part of the nexus study. Agencies 
must update nexus fee studies at least every eight years from the period beginning on January 1, 2022. 
Agencies must also post the current impact fee schedule and update it  at least twice a year.   

AB 1174 (Grayson) – 2021   
AB 1174 further reforms the streamlined ministerial approval statute by addressing the process for 
modifying the project after an SB 35 permit is issued. The law specifies that the three-year time period 
during which an SB 35 permit remains valid is paused when a project is sued and while modifications 
are considered. The law also clarifies that subsequent permit applications must only meet the objective 



Draft Supplemental Program EIR - Focused General Plan Update  3. Project Description 

February 2023  3-8 
 

standards that were in place when the original development application was submitted. As an urgency 
statute, the law took effect on September 17, 2021.  

AB 2234 (Robert Rivas) – 2022  
AB 2234 prohibits a local agency from disapproving or issuing conditional approval of (as to render 
infeasible) specified housing projects that otherwise meet applicable objective general plan, zoning, 
and subdivision standards and criteria. This bill authorizes project applicants, those eligible to apply for 
residency in such a housing project, or housing organization to bring a lawsuit to enforce these 
provisions. Finally, AB 2234 requires local agencies to list on their websites or provide by email the 
current processing status of the applicant’s permit.  

Reporting Requirements 

AB 68 (Quirk-Silva) – 2021   
AB 68 requires the HCD to develop and publish on its website an annual report regarding land use 
oversight actions taken against local agencies related to housing for violations of the Housing Crisis Act 
(SB 330); Affirmatively Furthering Fair Housing policies (AB 686); Streamlined Affordable Housing (SB 
35); Permanent Supportive Housing streamlining (AB 2162); and Low Barrier Navigation Center 
streamlining (AB 101).  

Youth and Transitional Housing 

AB 101 (Committee on Budget) – 2019   
AB 101 establishes development of Low Barrier Navigation Centers as a use by-right in areas zoned for 
mixed-use and nonresidential zones with permitted family uses that meet requirements consistent 
with State law.�×Jurisdictions must streamline a Low Barrier Navigation Centers application; local 
agencies must notify a developer within 30 days whether the application is complete and shall act upon 
that review of the completed application within 60 days of receipt. AB 101 also allows any additional 
density, floor area, and units granted under a density bonus to be included in the calculation to 
determine the SB 35 eligibility requirement of whether the development is at least two-thirds 
residential. In addition, AB 101 prohibits streamlining to be used for projects located on a hazardous 
waste site, unless the State Department of Public Health, State Water Resources Control Board, or 
Department of Toxic Substances Control has cleared the site for residential use.  

AB 139�×(Quirk-Silva) – 2019   
AB 139 authorizes a local government to apply objective parking standards to accommodate emergency 
shelter staff if the number of spaces is less than the number of uses within the same zone. Per the 
provisions of AB 139, any Municipal Code must be amended to revise parking requirements for 
emergency shelters based on the underlying zone of the shelter.   

Zoning and Lot Division 

SB 10 (Wiener) – 2021   
SB 10 provides that if local agencies choose to adopt an ordinance to allow up to 10 dwelling units on 
any parcel within a transit-rich area or urban infill site, the rezoning will be exempt from 
environmental review pursuant to CEQA, but subsequent project approvals are not necessarily exempt 
unless the local agency adopts a ministerial approval process or there is another exemption or local law 
that exempts the project.  

AB 1398 (Bloom) – 2021   
AB 1398 requires a locality that fails to adopt a compliant housing element within 120 days of a 
statutory deadline to complete a required rezoning within one year from the deadline for adoption of 
the housing element. Previously, an agency had three years to rezone. This accelerated rezoning 
requirement, combined with other recent laws requiring agencies to make more realistic housing 



Draft Supplemental Program EIR - Focused General Plan Update  3. Project Description 

February 2023  3-9 
 

production assumptions and meet ever-increasing housing targets, presents an important opportunity 
for by-right processing within jurisdictions that do not meet housing targets.  

SB 6 (Atkins)�×– 2022  
SB 6, or the Middle-Class Housing Act, deems a housing project an allowable use on a parcel within a 
zone where office, retail, or parking are principally permitted uses, if specified conditions are met 
(density, procedural, site location, size, sustainable community strategy, prevailing wage, skilled/ 
trained workforce etc.). Local agencies can exempt parcels from these requirements if substantial 
evidence can be found against the siting of the project. These provisions sunset on January 01, 2033.  

AB 2011 (Wicks) – 2022  
AB 2011, or the Affordable Housing and High Roads Jobs Act of 2022, authorizes a developer to submit 
an application for a housing development that meets specified criteria within zones primarily used for 
office, retail, or parking purposes and would make this development a use by-right and subject to one 
of two streamlined ministerial review processes. Construction must utilize labor paid at least the 
general prevailing rate of wages, and developments containing over 50 units must utilize either 
apprentices or an apprenticeship program. Additional labor-related mandates may also affect the 
project. This bill would exempt certain projects from CEQA and update annual reporting requirements 
for low-income developments.   

AB 2097 (Friedman) – 2022  
AB 2097 prohibits a public agency from imposing any minimum parking requirements on any 
residential, commercial, or other development project within ½ mile of a major transit stop. The bill 
sets strict criteria for jurisdictions to make exceptions to this parking minimum prohibition, and the 
following housing projects would be exempt from all exceptions: housing projects that 1) dedicate a 
minimum of 20 percent of units to very-low/low/moderate-incomes, students, the elderly, or persons 
with disabilities; 2) have fewer than 20 housing units; and 3) are subject to parking reductions based on 
other applicable law.  

3.2.2 Local Plans, Programs, and Studies  
In addition to the annexation of land into the City’s boundaries since the 2011 CLUU, as described in 
Chapter 2 Environmental Setting, Section 2.2 Planning Context, the City and other relevant agencies 
have completed a number of studies and plans since the adoption of the 2011 CLUU. The FGPU 
considers the findings and recommendations of these studies, especially those that directly impact 
lands within its jurisdiction, in its policy and goal updates for the General Plan to keep the City growing 
consistently with local and regional plans and initiatives. These planning and feasibility studies include 
the following: 

�x Bicycle Master Plan (2010, developed in coordination with the 2011 CLUU) 
�x Westside Specific Plan (2010) 
�x SMART Foundations Plan (2014) 
�x National City Marine Terminal (NCMT) Optimization Study, Unified Port of San Diego, 2015 
�x Harbor Drive Multimodal Corridor Study, Unified Port of San Diego, 2017 
�x Downtown Specific Plan, 2017 
�x Integrating Neighborhoods with Transportation Routes for All Connections (INTRAConnect) 

Planning Study, 2020 
�x Waterfront to Homefront Connectivity Study, 2020 
�x 24th Street Transit Oriented Development Overlay (TODO) Planning Study, 2021 
�x San Diego Forward: The 2021 Regional Plan, San Diego Association of Governments (SANDAG), 

2021 
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�x Port Master Plan Update, Unified Port of San Diego, 2023 
�x National City Bayfront Balanced Plan, 2022 

SMART Foundations Plan (2014) 
In 2014, the SMART Foundation Plan comprehensively studied the City’s transportation network and 
documented areas with bicycle and pedestrian safety issues. This plan recommends several facility 
improvements to encourage walking and biking and improve user safety. In addition 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. 

NCMT Optimization Study (2015) 
The objective of this study was to provide market-driven port terminal optimization concepts for the 
NCMT. The NCMT, one of two major marine shipping terminals at the Port of San Diego, is located 
south of the other major marine terminal (Tenth Avenue Marine Terminal), roughly 10.5 nautical miles 
from the San Diego harbor entrance. The NCMT is located at the end of Bay Marina Drive in the City of 
National City.1 While truck parking and staging areas are important to marine terminal operations and 
provide economic benefits by increasing the efficiency of goods movement, they also create impacts in 
the surrounding community, including loss of parking, visual impacts, noise, and occasional blockages 
of bicycle lanes. 

Harbor Drive Mul timodal Corridor Study (2017) 
The purpose of this study was to identify opportunities to improve mobility, safety, and quality of life 
along Harbor Drive and in the surrounding communities near San Diego’s Working Waterfront.  

INTRAConnect Planning Study (2020)  
The goals and future projects identified in the SMART Foundation Plan were expanded upon as part of 
the INTRAConnect Plan, 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 concept 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 5 minutes, or by driving in 3 minutes. The 10-minute neighborhood synthesizes the 
transportation needs of a community with “Smart Growth” development in infill areas. 

Waterfront to Homefront Study (2020) 
This study provides specific recommendations to improve connectivity to the City’s waterfront assets. 
Providing more transportation options, such as walking, biking, and transit use, can improve network 
efficiency and benefit both local and regional economic activity. 

24th Street TODO study (2021)  
The TODO study revolves around the 24th Street Transit Center where the Blue Line Trolley and 
multiple bus routes converge, connecting the community to local and regional employment centers 
and other major destinations. The mobility recommendations focus on safe street crossings and 
dedicated spaces for people to ride bicycles, strengthening connections to the 24th Street Transit 
Center, regional bike network, and local destinations. The land use recommendations complement the 
existing transit services, help activate public spaces, and increase opportunities for a variety of housing 
options.2  

 
1 Unified Port of San Diego, National City Marine Terminal (NCMT) Optimization Study 
https://www.portofsandiego.org/sites/default/files/media/resources/2018/02/Vickerman_NCMT_OptimizationReport_Septem ber2016.pdf   
2 City of National City, 24th Street TODO Transit Oriented Development Overlay Summary Pamphlet, http://24thstreettodo.co m/24street/wp-
content/uploads/2021/05/NationalCity_24thStTODO_SummaryPamphlet.pdf   



Draft Supplemental Program EIR - Focused General Plan Update  3. Project Description 

February 2023  3-11 
 

San Diego Forward: The 2021 Regional Plan (2021) 
The 2021 Regional Plan embodies 5 Big Moves, transformative strategies that reimagine the 
transportation system through Complete Corridors, Transit Leap, Mobility Hubs, Flexible Fleets, and 
Next Operating Systems (Next OS). SANDAG is planning for a regional network of Complete Corridors 
on major roads and highways. The proposed network intertwines with the adopted regional bike 
network to create seamless connections within communities and across jurisdictions. Developed in 
collaboration with regional transit operators North County Transit District and Metropolitan Transit 
System, the proposed Transit Leap network provides practical transit choices that are viable 
alternatives to driving for most trips along Complete Corridor highways. Mobility hubs provide an 
integrated suite of mobility services, amenities, and supporting technologies to better connect high-
frequency transit to an individual’s origin of destination. A mobility hub can span 1, 2, or a few miles to 
provide on-demand travel choice for short trips around a community. The Flexible Fleets strategy 
builds on the popularity of shared mobility services such as on-demand rideshare, bikeshare, and 
scooter share. Next OS is a digital platform that compiles information from sources like passenger 
vehicles, delivery trucks, e-bikes, and scooters into a centralized data hub. Analysis of this data will 
improve how transportation is planned, operated, and experienced.3 

Port Master Plan Update (2023) 
The Port Master Plan sets a comprehensive vision for the San Diego Unified Port District 
(District) and governs the use, design, and improvement of these public trust lands. This plan 
establishes specific goals, objectives, policies, and standards to direct future development, facilitate a 
diverse range of uses and activities, and provide a broad range of proposed public improvements. 
Beginning in 2013, the District embarked on a multifaceted and integrated approach to begin the first 
comprehensive update to its Port Master Plan. Through the integrated planning process, the District 
aimed to modernize methods for water and land use planning and provide a guide for future users and 
development on tidelands. The District identified objectives for the integrated planning process that 
included streamlining the permit process, balancing demands for development with protection of 
natural resources, maintaining and enhancing coastal access, and promoting fiscal sustainability.4 

National City Bayfront Balanced Plan (Balanced Plan) (2022) 
This plan was created in response to a public planning process to identify a reconfiguration of land uses 
to optimize recreational, maritime, and commercial uses within the National City Marina District, 
which is the area generally north of Sweetwater Channel and west of Paradise Marsh, a wildlife refuge. 
Implementation of the Balanced Plan would clearly delineate maritime land use boundaries from 
potential recreational and commercial land use boundaries while allowing operational efficiencies to 
increase at the NCMT and maintaining sensitivity to the function and sustainability of Paradise Marsh, 
as well as public access and recreation in an expanded Pepper Park. The Balanced Plan proposes to 
accomplish this through the reconfiguration of roadways, a new rail connection, reconfiguration of 
commercial recreation and maritime-related land uses, expansion of Pepper Park, and preservation of 
habitat buffers for the adjacent wildlife refuge.5 

Westside Specific Plan (2010) and Downtown Specific Plan (2017) 
The development of the Westside Specific Plan (2010) and Downtown Specific Plan (2017) has resulted 
in amendments to the Land Use Code (Title 18 Zoning of the Municipal Code) for those areas of the City. 
These specific plans have guided the physical development of those areas since their adoption. A series 

 
3 SANDAG, San Diego Forward 2021 Regional Plan,  https://www.sdforward.com/mobility -planning/20 21-regional -plan   
4 Port of San Diego, Port Master Plan Update, https://www.portofsandiego.org/waterfront -development/port -master -plan -update   
5 Port of San Diego Environment, Draft Environmental Impact Report , National City Bayfront Projects & Plan Amendments, 
https://pantheonstorage.blob.core.windows.net/ceqa/NationalCity_BayfrontProjectPlanAmendments_Vol_I_DEIR_September2021.pdf   
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of General Plan amendments related to private development have also been adopted since 2011; these 
include: 

�x Carmax – Land Use change from Major Mixed Use to Service Commercial and Open Space (2016) 
�x 16th & M – Land Use change from Low-Medium Density Residential to Medium Density 

Residential (2017) 
�x Sweetwater/Orange drive-through – Land Use change from Low-Medium Density Residential to 

Major Mixed-Use (2017) 

3.3 DESCRIPTION OF PROJECT COMPONENTS  
3.3.1 Need for U pdate  
The City’s General Plan (last updated in 2011 under the name CLUU) serves as the guiding document for 
achieving the community’s vision for the future. Since the last update, new State legislation (see 
Section 3.2.1 State Housing Mandates and Legislation, above) and other regional and local changes (see 
3.2.2 Local Plans, Programs, and Studies, above) have taken effect. Furthermore, the Housing Element 
update was adopted in November 2021, which includes a housing inventory and establishes goals, 
policies, and programs to address housing needs for the eight-year planning period (April 2021 through 
April 2029).  

The FGPU is being proposed to address new State legislation and a changing regional context and 
forecasted future growth, and implement the City’s 2021 Housing Element. The General Plan is required 
by State law (Government Code Section 65300). The FGPU collectively includes targeted updates to 
General Plan element goals and policies, as well as supporting updates to codes, ordinances, and 
development standards. The FGPU also takes into account separate recent planning efforts, including 
the TODO study. Recommendations from this predecessor planning study have been carried forward to 
all components of the FGPU per City Council direction. 

The goals, policies, and actions in the FGPU will guide development and conservation in National City 
through the horizon year in 2050. These FGPU project components will supersede the current 
respective elements of the City’s General Plan and update portions of the current Municipal Code. 

3.3.2 Components 
This SPEIR reviews revisions to 11 separate planning documents. It proposes goal, policy, and 
regulation changes that are primarily implemented through amendments and revisions to the 
Municipal Code and Zoning Map. Collectively, the term “FGPU” refers to all components as detailed 
below. Where necessary in Chapter 4.0 Environmental Analysis, the FGPU will call out specific 
components with a more detailed analysis, but the analysis will mainly focus on the quantitative 
changes (i.e., buildout) of the FGPU.  

3.3.2.1 Land Use  Element  
The Land Use Element is required by State law (Government Code Section 65302). This 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. 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. 
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The Land Use Element is primarily implemented through the zoning ordinance (Municipal Code Title – 
18 Zoning), which establishes regulations for the use and development of land, along with development 
regulations, revisions to other codes and ordinances, plans and capital improvements, programs, 
financing, and other measures assigned for various other City departments after the General Plan is 
adopted. Such implementation decisions will come up on a case-by-case basis as the City Council, 
Planning Commission, City staff, and others work to effectively implement the entire General Plan.  

The City’s approach to updating the Land Use Element (see Appendix 13.B.1 Land Use Element Update) 
was to revise policies to incentivize housing development in an integrated way with circulation 
network improvements. Based on the existing conditions analysis, community feedback, and housing-
related needs, a series of goals and policies were updated to guide zoning changes across National City 
to accomplish this goal. These land use policies updates intend to: 

�x Foster an integrated development pattern. 
�x 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. 
�x Support the City’s CAP and other sustainability goals. 
�x Prioritize increasing housing in areas that have access to transit and resources. 
�x Stimulate the production of additional housing units to meet housing-related needs. 

3.3.2.2 Transportation Element  
The Transportation Element guides the City’s decision making related to the movement of people and 
goods and 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 update (see Table 13.B.2 Transportation Element Update) builds on the focused studies and plans 
that were completed since the last 2011 CLUU, including integrating findings from the SMART 
Foundation Plan (2014), Downtown Specific Plan (2017), INTRAConnect (2020), Homefront to 
Waterfront Connectivity Study (2020), and Bicycle Master Plan (2010). Traffic modelling was completed 
to inform the development of the update to the Transportation Element to ensure that the proposed 
network adequately accommodates anticipated growth in the region and includes the annexation of 
approximately 50 acres of the unincorporated community of Lincoln Acres.   

Goals and policies within the Transportation Element were revised to provide more effective language. 
The following policies were removed from the element: Bikeways (Policy T-2.6) and Land Use and 
Circulation Linkages (Policy T-4.4). 

The Transportation Element Update adds additional community corridors/districts to the circulation 
(Figure 3.3-1) 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. “Community Corridors,” as 
defined by the City’s street typologies, are streets where the primary focus is not on vehicular 
throughput, but on other functions related to streets. This street type is intended to increase the 
comfort of walking and/or bicycling on these roads through traffic-calming measures such as on-street 
parking and bulb-outs; streetscape improvements such as landscaping, street trees, and medians; 
pedestrian enhancements such as wider sidewalks and street furniture; and bicycle improvements such 
as designated bicycle lanes and bike rack facilities. 

In addition, the Transportation Element Update incorporates TODO Network recommendations, 
including: 

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

As part of the FGPU, 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 (Figure 3.3-2). Amenities offered for each corridor differ slightly based on this 
context. 

As part of the Transportation Element Update, roads and sub-communities in National City that have a 
prevalence of speeding issues were identified. This element defines a new typology, the Traffic Calming 
District or Traffic Calming Corridor (Figure 3.3-3), and provides recommendations for locations for 
additional traffic-calming investments by the City. Proposed improvements from the Transportation 
Element would be implemented via the Capital Improvement Plan through the horizon year (2050). 

3.3.2.3 Safety  Element  
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 must be updated to reflect changes in State legislation, including SB 379, which 
requires Safety Element updates to include climate adaptation and resilience strategies; SB 1000, which 
requires the identification of environmental justice communities; and SB 1035, which 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 also include a 
comprehensive hazard mitigation and emergency response strategy. Information in the Safety Element 
Update (Appendix 13.B.3 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 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.  
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Figure 3.3-1 Proposed Community Corridors 
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Figure 3.3-2 Proposed Pedestrian Corridors and Improvements Map 
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Figure 3.3-3 Proposed Traffic Calming Districts and Corridors Map 



Draft Supplemental Program EIR - Focused General Plan Update  3. Project Description 

February 2023  3-18 
 

3.3.2.4 Specific Plan Amendments  
Amending the Downtown Specific Plan (Appendix 13.B.4 Downtown Specific Plan Update) and Westside 
Specific Plan (Appendix 13.B.5 Westside Specific Plan Update) 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, as well as State legislation, 
and do not serve to create new plans. The Specific Plan Areas and TODO are shown in Figure 3.3-4. 

Downtown Specific Plan 
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, 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. 

Westside Specific Plan 
Under the Westside Specific Plan amendments, the FGPU proposes allowing transitional and supportive 
housing as a permitted use in the Multi -Use Commercial-Residential (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. 

Zoning changes are proposed for the entire 24th Street “Transit Center” Focus Area within the 
Westside Specific Plan boundary (Figure 3.3-4). The site is currently zoned Limited Commercial (CL) 
with a proposed zoning change to MCR-1 (see Figure 3.3-7 and Figure 3.3-8).   

Portions of the 16th Street Focus Area, which is within the boundaries of the Westside Specific Plan 
boundary, fall within the TODO, as described above and shown in Figure 3.3-4. 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 zoning to these parcels. 
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Figure 3.3-4 Specific Plan and Overlay Zone 
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3.3.2.5 Climate Action Plan  
The CAP addresses the major sources of 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 (refer to Figure 3.3-5) and forecasting emissions for 2030 and 
2050, consistent with Executive Order B-30-15 and SB 32. The CAP update (see Appendix 13.B.6 CAP 
Update) also 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 improve 
GHG reductions in the residential, commercial/industrial, transportation, solid waste, and water and 
wastewater sectors.   

Figure 3.3-5 Community-Wide Emissions Inventory (2018) 

 
Source: National City, 2022 CAP Update  

3.3.2.6  Municipal  Code Updates  
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 to address minor language and conformance discrepancies throughout. 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.  

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 
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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. (see Section 3.2.1, above). 

In addition to ensuring legislative compliance, the Municipal Code update (see Appendix 13.B.7 
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.  

The Municipal Code also would be updated to include the proposed development standard revisions 
(see Section 3.3.2.6 Municipal Code Updates). 

3.3.2.7 Objective Design Standards  
Objective design standards (see Appendix 13.B.8 Objective Design Standards) are proposed 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 
would be incorporated into the Municipal Code. 

To incentivize the production of housing in National City, the City is adopting objective design 
standards to streamline the approval process for qualifying multi-unit developments. 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 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. 

The objective design standards provide architectural and design requirements to 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, as detailed below. 

�x Site design: Establish direction for locating buildings to minimize the visibility of parking and 
noise, maximize access to the street to encourage public activity, and reduce conflicts between 
vehicles entering or exiting the property with other street users. 

�x Building design: Provide solutions for establishing a strong pedestrian sense experience by 
reducing perceived mass through horizontal and vertical articulation and treatment of 
materials. 

�x Façade and articulation: Provide criteria for building articulation along a street using varying 
projections or recesses, height changes, changes in materials, and window transparencies. 

�x Building equipment and service areas: Provide options for screening both ground-level and 
roof-mounted mechanical equipment from view from streets, parks, gathering areas, and 
building entries. 

�x Fence and walls: Provide options for fence and wall materials. 
�x Pedestrian access: Provide solutions for minimizing automobile and pedestrian conflicts, 

enhancing connectivity, and designing such spaces to encourage active use. 
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�x Outdoor/common spaces: Provide guidance on locating open spaces to be a positive asset and 
encourage social interaction. 

�x Landscaping: Provides guidance for using landscaping to reduce the perceived mass of 
buildings, enhance common areas, and respond to National City’s climate. 

�x Parking: Include solutions for minimizing the visual impact of parking using buffers, enhancing 
connectivity to encourage walking, designing to be human-scaled, and encouraging parking 
areas to minimize on-site stormwater runoff. 

�x Bicycle parking: Provide options for safe and accessible long- and short-term bicycle storage to 
encourage bicycle use. 

�x Lighting: Include solutions for adequate illumination of walkways, steps, parking areas, 
driveways, and other facilities to ensure safe and convenient nighttime use. 

Best Practices for Environmental Impact Mitigation by Design 
Specifically, the objective design standards include proposed regulations that would directly mitigate 
environmental impacts through design. These include: 

�x Uses that may generate noise levels over 60 decibels shall have primary entries, window 
openings, and permitted outdoor uses front commercial streets and away from residential uses. 

3.3.2.8  Housing Strategic Plan  
The purpose of the National City Housing Strategic Plan (see Appendix 13.B.9 Housing Strategic Plan) is 
to establish guidance for the National City Housing Authority to utilize City-owned real estate and 
financial assets for housing purposes. This plan establishes a work plan for the Housing Authority to 
make progress toward the goals and objectives of the 6th Cycle Housing Element and help meet the 
housing needs of National City residents. The work plan includes recommended actions, metrics, and a 
timeline to guide the Housing Authority’s resources for the first four years (2021–2025) of the eight-
year Housing Element planning period (2021–2029). This plan is an advisory document intended to 
support the Housing Authority, which will monitor plan implementation over time. 

The plan identifies key City-owned parcels throughout the City and evaluates plans for their disposition 
in accordance with the Surplus Lands Act. It  identifies key information about each parcel, such as the 
location; assessor’s parcel number; development guidance through the desired percentage of low- and 
moderate-income affordable units in future residential development and desired density or number of 
units; existing use; etc. The plan’s goal is to facilitate low-income homeownership on City-owned 
parcels through setting forth plans for requests for proposals that the City will release for each parcel, 
identifying State-mandated legal processes or requirements the City must adhere to during disposition, 
and evaluating how Housing Authority financial assets may be used to subsidize affordable housing 
development on the parcels. 

3.3.2.9  House Nation al City  
The House National City Opt-In Density Bonus Program (HNC Program) (see Appendix 13.B.10 House 
National City) intends 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. The purpose of the program is 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 HNC Program emulates AB 2372 by ensuring that properties are afforded the opportunity to 
achieve higher densities than currently allowed under zoning. This is intended to produce additional 
housing units and other community benefits, such as new deed-restricted affordable housing, context-
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sensitive design to address pollution issues, enhanced rules for relocation, first right to return, and 
tenant displacement. 

The HNC Program would use a method of calculation known as 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, a base or overlay zone that allows at least 20 du/ac would be 
required to qualify for the program. From that, 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, and RM-3. The mixed-use overlays would also be included.  

Tier 1 (2.5 FAR) would be focused on lots within the Westside Specific Plan where existing densities 
allow 24 du/ac and 45 du/ac based on the zone. The maximum FAR under the zoning code is 0.6 FAR. 

Tier 1 (2.5 FAR) would include the following zones: 

�x MCR-1 zone, which has a maximum height limit of three stories and 50 feet 
�x MCR-2 zone which has a maximum height limit of five stories and 65 feet 
�x RM-1 zone which has a maximum height limit of four stories and 45 feet 
�x Proposed Mixed-Use Transition (MXT), which would have a maximum height limit of four 

stories and 45 feet 
�x Proposed mixed-use overlay zone of 24 du/ac, which would have a maximum height limit of 

five stories and 65 feet 

Tier 1 (4.0 FAR) will be focused in the areas around 18th Street, Highland Avenue, Civic Center Drive, 
and Hoover Avenue, where existing densities allow up to 48 du/ac. The maximum FAR under the 
zoning code is 1.0 FAR for single-use and 2.0 FAR for mixed-use. 

Tier 1 (4.0 FAR) would include the following zones: 

�x MXC-1 zone which has a maximum height limit of three stories and 50 feet 
�x MXD-1 zone which has a maximum height limit of five stories and 65 feet 

Tier 4 is focused in the areas around 18th Street, Mile of Cars and D Street, Plaza Boulevard, the 
Hospital Area, Plaza Bonita, and Sweetwater Road, where existing densities allow up to 48 du/ac and 75 
du/ac based on the zone. The maximum FAR under the zoning code for the zones that allow up to 75 
du/ac is 2.5 FAR for single-use and 3.5 FAR for mixed use. 

Tier 4 would include the following zones: 

�x RM-2 zone, which has a maximum height limit of six stories and 65 feet 
�x RM-3 zone which has a maximum height limit of nine stories and 95 feet 
�x MXC-2 and MXD-2 zones which have a maximum height limit of five stories and 65 feet 

Additionally, the HNC Program proposes the waiver of parking requirements for qualifying projects to 
allow one parking space for units larger than 800 square feet and 0.5 parking spaces for units less than 
800 square feet. 

In addition, a Financial Feasibility Evaluation was completed for the HNC Program (see Appendix 
13.B.14). 
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3.3.2.10 Bi cycle  Master Plan Updates  
The Bicycle Master Plan Update (see Appendix 13.B.11 Bicycle Master Plan Update) would 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 would be updated to align with 
current best practices and City plans. The plan would recommend programs related to furthering 
bicycling education, bicycling encouragement, enforcement, and evaluation. The plan also would 
include estimated network costs and resources to fund construction. Proposed changes to the adopted 
bicycle facility plan include the expansion of: 

�x Class I Bike Paths along the Sweetwater River between Division Street and E 4th Street, 
National City Boulevard between Division Street and W 8th Street, Harbor Drive between W 
12th Street and McKinley Avenue, W 19th Steet underneath I-5, Marina Way, and along the 
pedestrian bridge over Interstate 805 connecting Las Palmas Park to E 22nd Street  

�x Class II Bike Lanes along W 19th Street, Bay Marina Drive, E 24th Street, W 16th Street, the 
Hoover Avenue-W 33rd Street-National City Boulevard corridor, segments of Highland Avenue, 
E 30th Street, and N 2nd Avenue, Olive Avenue, and Paradise Valley Road 

�x Class III Bike Routes along 16th Street, Palm Avenue, Newell Street, Highland Avenue, Harbison 
Avenue, Earle Drive, the corridor of streets running north-south to the east of the I-5 corridor 
between 4th Avenue and E 22nd Street, Laurel Avenue through to L Avenue, S Lanoitan 
Avenue, and Grander Avenue 

�x Class III Bike Boulevards along D Avenue, Highland Avenue, E 18th Street, E 26th Street, and E 
24th Street 

�x Class IV Cycle Tracks along Division Street, S U Avenue, Sweetwater Road, E 30th Street, 
National City Boulevard, W 22nd Street, McKinley Avenue, Bay Marina Drive, and Civic Center 
Drive 

3.3.2.11 Zoning Map Amendments  
Several Focus Areas across the City were examined in depth for potential zoning changes on the City’s 
Zoning Map (see Figure 3.3-6, Figure 3.3-7, and Figure 3.3-8). Zoning changes are being recommended 
for these Focus Areas to facilitate housing production and promote mix-used development by 
increasing the maximum allowable density and height, as well as allowing commercial uses for areas 
currently zoned for residential uses (see Table 3.3-1).  

In addition to the proposed zoning changes, an overlay area is being proposed to allow for multi-family 
residential development in areas zoned for commercial and institutional uses and near transit. This 
overlay is intended to facilitate progress toward an integrated land use pattern where housing is well-
supported by services and amenities and create a transition to neighboring residential areas. This 
overlay will be referred to as the “TOD” (see Figure 3.3-4).
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Figure 3.3-6 Proposed Focus Areas 
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Figure 3.3-7 Adopted Zoning 
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Figure 3.3-8 Proposed Zoning  
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The Focus Areas were identified based on the recommendations of prior studies, existing conditions 
analyses, and community feedback and are identified by the following names throughout this 
document: 

�x 24th Street  
�x 18th Street 
�x 4th Street 
�x D Avenue 
�x Hospital Area 
�x 16th Street 

Table 3.3-1 Focus Area Proposed Rezonings 

Focus Area Acres Current Adopted Zoning du/ac Proposed Zoning du/ac 

24th  Street 4.2 Limited Commercial (CL) 0 Multi -Use Commercial-
Residential (MCR-1) 

24 

18th  Street 2.2 Small Lot Residential (RS-2) 9 Mixed Use Transition 
(MXT) 

24 

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

75 Open Space (OS) 0 

4th  Street 16.6 Small Lot Residential (RS-2) 9 Large Lot Residential (RS-1) 23 

D Avenue 17.4 Small Lot Residential (RS-2) 9 Medium Density Multi-Unit 
Residential (RM-1) 

24 

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

24 Mixed-Use Overlay  24 

Limited Commercial (CL) 0 

Service Commercial (CS) 0 
 

24th Street 
The 24th Street Focus Area is a 4.2-acre site located in the Westside Specific Plan area that includes the 
24th Street Transit Center, the National City Adult School, and commercial establishments. The 24th 
Street Focus Area is currently zoned as Limited Commercial (CL), which does not allow residential 
development and has a height limit of three stories or 50 feet and a FAR of 0.6. Rezoning this area to 
Multi -Use Commercial-Residential (MCR-1) (24 du/ac) with an increased allowed height of five stories 
or 65 feet is intended to support the creation of housing by transit and facilitate progress toward 
National City’s goals for transit-oriented development. See Figure 3.3-9 and Figure 3.3-10 for adopted 
zoning and proposed zoning changes to the parcels within this Focus Area. 

18th Street 
This Focus Area is a 2.2-acre area along 18th Street that includes a variety of uses, including single-
family residential, multi-family residential, commercial, religious facility, and open space. The 18th 
Street area is currently zoned as Small Lot Residential (RS-2), which allows for a maximum density of 9 
du/ac and a maximum height of two stories or 35 feet. This Focus Area consists of approximately three 
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blocks along 18th Street. 18th Street is within a Transit Priority Area and is near a variety of amenities 
and services, including Kimball Park, John Otis Elementary School, and existing commercial uses. To 
facilitate a more integrated land use pattern and encourage housing production near community 
amenities and services, this area is proposed to be rezoned to Mixed Use Transition (MXT) to allow for a 
maximum density of 24 du/ac and a maximum height of four stories or 45 feet. The 18th Street Focus 
Area also includes the parcel located at 1845 E Avenue, a former redevelopment site owned by the 
successor agency. This parcel is proposed to be rezoned to Open Space (OS) to expand National City’s 
existing park and open space inventory to accommodate the City’s current demand, as well as the 
future needs that will result from the increased density. This rezone will not result in any net loss of 
dwelling units since higher residential densities are proposed for other areas of National City. See 
Figure 3.3-11 and Figure 3.3-12 for adopted zoning and proposed zoning changes to the parcels within 
this Focus Area. 

4th  Street 
The 4th Street Focus Area is a 16.6-acre area that includes a variety of single-family and multi-family 
residences along 4th Street. This Focus Area is currently zoned as RS-2, which allows for a maximum 
density of 9 du/ac and a maximum height of two stories or 35 feet. The 4th Street Focus Area is one of 
National City’s east-west corridors that connect key destinations, such as Downtown National City, 
Highland Avenue, and Paradise Valley Hospital. This Focus Area is within a Transit Priority Area and 
near a variety of amenities and services, including commercial uses. Under the adopted zoning, only 
single-family development is allowed, making the existing multi-family complexes present along the 
corridor nonconforming uses. To facilitate a more integrated land use pattern and encourage housing 
production near community amenities and services, this area is proposed to be rezoned Medium 
Density Multi-Unit Residential (RM-1) to allow for a maximum density of 23 du/ac and a maximum 
height of four stories or 45 feet. See Figure 3.3-13 and Figure 3.3-14 for adopted zoning and proposed 
zoning changes to the parcels within this Focus Area. 

D Avenue 
The D Avenue Focus Area is a 17.4-acre area that includes a variety of single-family and multi-family 
residences along D Avenue. This Focus Area is currently zoned as RS-2, allowing a maximum density of 
9 du/ac and a maximum height of two stories or 35 feet. D Avenue is a north-south corridor that 
connects key uses, including Downtown National City, Kimball Park, multiple schools, and various 
commercial uses. It is recommended to rezone this area from RS-2 to RM-1 to allow multi-family 
residential development and increase the allowed height from two stories or 35 feet to four stories or 
45 feet. See Figure 3.3-15 and Figure 3.3-16 for adopted zoning and proposed zoning changes to the 
parcels within this Focus Area. 

Hospital Area 
The Hospital Area includes 38.6 acres near the Paradise Valley Hospital. This area includes a variety of 
residential uses, group quarters, healthcare, and religious facilities. The current adopted residential 
zones in this area include RS-2 and Medium-Low Density Multi-Unit Residential (RS-3), which allow for 
a maximum of 9 du/ac and 15 du/ac, respectively. Additionally, some parcels are currently zoned as 
Institutional (I), which does not allow residential uses. The current maximum height in the area is two 
stories or 35 feet in RS-2, three stories or 35 feet in RS-3, and five stories or 65 feet in I. This area is also 
near a variety of commercial uses along key corridors, including 4th Street and 8th Street. To facilitate 
a more integrated land use pattern and encourage housing production near community amenities and 
services, this area is proposed to be rezoned to Minor Mixed-Use Corridor (MXC-1) to increase the 
maximum density to 48 du/ac and maximum height to five stories or 65 feet. See Figure 3.3-17 and 
Figure 3.3-18 for adopted zoning and proposed zoning changes to the parcels within this Focus Area. 

16th Street 
The 16th Street Focus Area covers 18.6 acres bounded by 16th Street, Hoover Avenue, 22nd Street, and 
A Avenue. This area includes a variety of commercial establishments and automobile dealerships. The 
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current adopted zoning in this area includes MCR-1, CL, and Service Commercial (CS). While MCR-1 
allows for residential densities of up to 24 du/ac, CL and CS do not permit residential development. The 
height limit for the entire 16th Street focus area is three stories or 50 feet. No zoning changes are 
recommended for this area; however, a mixed-use overlay is proposed to facilitate progress toward an 
integrated land use pattern where housing is well-supported by services and amenities and creates a 
transition to neighboring residential areas. The mixed-use overlay would allow for a maximum density 
of 24 du/ac and a maximum height of five stories or 65 feet. See Figure 3.3-19 and Figure 3.3-20 for 
adopted zoning and proposed zoning changes to the parcels within this Focus Area. 
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Figure 3.3-9 24th Street Adopted Zoning  

 



Draft Supplemental Program EIR - Focused General Plan Update  3. Project Description 

February 2023  3-32 
 

Figure 3.3-10 24th Street Proposed Zoning 
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11 INDIVIDUALS AND AGENCIES CONSULTED 
Caltrans District 11 

County of San Diego Department of Public Works 

Native American Heritage Commission (NAHC) 

National City Historical Society 

South Coastal Information Center (SCIC) 
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