
AGENDA 
Regular Planning Commission Meeting 
Monday, June 2, 2025 at 6:00 P.M. 
Council Chamber, City Hall 
1243 National City Boulevard, National City CA 91950 
Richard Martin Miller, Chair  
Randi Marie Castle, Vice-Chair  
Claudia E. Valenzuela, Commissioner     Kristen S. Steinke, Legal Counsel 
Ricardo Sanchez, Commissioner       Carlos Aguirre, Director of Community Development 
Liliana Armenta, Commissioner        Martin Reeder, Assistant Director of Community Development 
Pearl Quinones, Commissioner            David Welch, Associate Planner 
Beryl Forman, Commissioner          Sarah Esendencia, Executive Secretary 

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

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

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

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

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

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

If you wish to submit written comment email to the Planning Commission Secretary at least 4 hours prior to 
the Planning Commission Meeting to allow time for distribution to the Planning Commission. 

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

https://www.nationalcityca.gov/government/city-clerk/agendas-minutes
https://www.nationalcityca.gov/services/advanced-components/enotifier
http://nationalcityca.new.swagit.com/views/33
http://nationalcityca.new.swagit.com/views/33
mailto:PlcPubComment@nationalcityca.gov


AGENDA 
Regular Planning Commission Meeting 
Monday, June 2, 2025 at 6:00 P.M. 
Council Chamber, City Hall 
1243 National City Boulevard, National City CA 91950 
Gracias por participar en las reuniones del gobierno local y del Consejo de la Ciudad de National City. 

Reuniones: Las reuniones regulares del Comisión de Planificación se llevan a cabo el primer y tercer martes 
del mes a las 6:00 p.m.  La reunión especial de sesión privada y los talleres pueden ser el mismo día, la hora de 
inicio se basa en las necesidades. Consulte las agendas especiales para conocer los horarios.  

Ubicación: Las reuniones regulares del Comisión de Planificación se llevan a cabo en la Cámara del Consejo 
ubicada en el Ayuntamiento, 1243 National City Boulevard, National City, CA 91950, las reuniones están 
abiertas al público.  

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

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

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

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

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

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



AGENDA 
Regular Planning Commission Meeting 
Monday, June 2, 2025 at 6:00 P.M. 
Council Chamber, City Hall 
1243 National City Boulevard, National City CA 91950 
ROLL CALL 

PLEDGE OF ALLEGIANCE 

APPROVAL OF AGENDA 
1. Approval of the Agenda for the Meeting on June 2, 2025

APPROVAL OF MINUTES 
2. Approval of Minutes from the Meeting of April 21, 2025

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

PUBLIC HEARING 
3. A Final Environmental Impact Report to Assess Project Impacts of a Conditional Use Permit and Coastal Development Permit for a Proposed

Fuel Transfer Facility Within BNSF Railroad Right-of-Way and BNSF-Owned Property Located West of the 1800 Block of Cleveland Avenue
and North of West 19th Street, North to Civic Center Drive. Case File No.: 2023-03 CUP, CDP, IS APNS: 559-010-14, 559-040-46, 559-040-47,
559-040-48, 559-040-52, 559-076-02, 559-091-03, & 559-091-11.

STAFF REPORTS 

ADJOURNMENT 
Adjournment to the regularly scheduled meeting on July 21, 2025 at 6:00 p.m. 



AGENDA 
Regular Planning Commission Meeting 
Monday, June 2, 2025 at 6:00 P.M. 
Council Chamber, City Hall 
1243 National City Boulevard, National City CA 91950 

AFFIDAVIT OF POSTING 

MEETING AGENDA 

STATE OF CALIFORNIA) 

COUNTY OF SAN DIEGO) SS 

CITY OF NATIONAL CITY) 

I, Sarah Esendencia, Executive Secretary of the City of National City, hereby declare under penalty of perjury that a copy of the above Agenda of the 
Regular Meeting of the Planning Commission of the City of national City, California, was delivered and/or notice by email no less than 72 hours, before 
the hour of 6:00 p.m. on June 2, 2025, to the members of the Planning Commission, and caused the agenda to be posted on the City’s website at 
www.nationalcityca.gov and at National City Hall, 1243 National City Blvd., National City, California 91950. 

/s/: Sarah Esendencia 

Sarah Esendencia, Executive Secretary 

http://www.nationalcityca.gov/


Item no. 2
June 2, 2025 

Planning Commission 
Minutes 

Regular Planning Commission  
Meeting of April 21, 2025 
IN PERSON AND ONLINE MEETING  
https://www.nationalcityca.gov/webcast 
LIVE WEBCAST 
Council Chambers, Civic Center 
1243 National City Boulevard 
National City, CA  91950 

These minutes have been abbreviated. Video recordings of the full 
proceedings are on file and available to the public.   

CALL TO ORDER 

A Regular Meeting of the Planning Commission if the City of National City 
was called to order at 6:00 p.m. via teleconference and in the Council 
Chamber, located in City Hall, 1243 National City Boulevard, National City, 
California. 

ROLL CALL 

Commissioners Present: Valenzuela, Quinones, Forman, Castle, Armenta. 

Commissioners Absent: Sanchez, Miller. 

Staff Also Present: Director of Community Development Carlos Aguirre, Deputy 
City Attorney Ashlin Y. Lutes, Associate Planner David Welch, Assistant Planner 
Sophia Depew, and Executive Secretary Sarah Esendencia. 

PLEDGE OF ALLEGIANCE 

Pledge of Allegiance led by Vice-Chair Castle. 

PUBLIC COMMENTS 

Alisha Morrison made a public comment not related to the agenda. 

Doyle Morrison made a public comment not related to the agenda. 
1
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Micaela Polanco made a public comment not related to the agenda. 

 
APPROVAL OF AGENDA 

 
1. Approval of Agenda for the Regular Planning Commission Meeting 

on April 21, 2025. 
 
Motion by Castle, second by Valenzuela, to approve the agenda. 
 

Motion carried by the following vote: 
 

Ayes: Valenzuela, Quinones, Forman, Castle, Armenta. 
Noes: None. 
Abstain: None. 
Absent: Sanchez, Miller, 
 
Motion approved.  
 

APPROVAL OF MINUTES 
 

2. Approval of Minutes for the Regular Planning Commission Meeting 
of March 3, 2024.  

 
Public comment by Micaela Polanco in opposition of the item. 
 
Public comment by Michael Aguirre, neutral of the item. 
 
Public comment by Alisha Morrison, neutral of the item. 
 
Public comment by Luisa McCarthy in opposition of the item. 
 
Public comment by Alexander Gutterud in opposition of the item. 
 
Public comment by Doyle Morrison in opposition of the item. 

 
Motion by Valenzuela, second by Armenta, to approve the minutes. 
 

Motion carried by the following vote: 
 

Ayes: Valenzuela, Quinones, Castle, Armenta. 
Noes: None. 
Abstain: Forman. 
Absent: Sanchez, Miller. 
 
Motion approved.  
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PRESENTATIONS 

  
3. CEQA Training. 

 
Deputy City Attorney, Ashlin Y. Lutes made a PowerPoint presentation. 
 

PUBLIC HEARING 
  

4. Determination that the Project is Categorically Exempt from the California 
Environmental Quality Act (CEQA) under Class 15 of the CEQA Guidelines 
Section 15415 (Minor Land Divisions) and a Tentative Parcel Map Dividing 
One Lot into Two on a Property Located at 639-643 E 21st Street. Case File 
No.: 2024-22 LS APN: 560-310-211-00. 

 
Assistant Planner Sophia Depew made a PowerPoint presentation. 
 
Applicant, Phillip H. Lowe was present and answered any questions that 
the Commissioners and public had. 
 
Vice-Chair Castle discloses that she has driven by the site. 
 
Public comment by Lori Anne Peoples in favor of the item. 
 
Public comment by Doyle Morrison, neutral of the item. 
 
Motion by Valenzuela, second by Armenta to close the Public 
Hearing. 
 

Motion carried by the following vote: 
 
Ayes: Valenzuela, Quinones, Forman, Castle, Armenta. 
Noes: None. 
Abstain: None. 
Absent: Sanchez, Miller. 
 
Motion approved.  

 
Motion by Quinones, second by Armenta to adopt Resolution No. 
2025-02, a Resolution of the Planning Commission of the City of 
National City determining that the project is categorically exempt 
from the California Environmental Quality ACT (CEQA) under Class 
15 of the CEQA guidelines section 15315 (Minor and Divisions) and 
approving a tentative parcel map dividing one lot into two located at 
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639-643 E 21st Street. Case File No.: 2024-22 APN: 560-310-21-00 
with update conditions. 
 

Motion carried by the following vote: 
 

Ayes: Valenzuela, Quinones, Forman, Castle, Armenta. 
Noes: None. 
Abstain: None. 
Absent: Sanchez, Miller. 
 
Motion approved.  
 

5. Determination that the Project is Categorically Exempt from the California 
Environmental Quality Act (CEQA) under Class 15 of the CEQA Guidelines 
Section 15415 (Minor Land Divisions) and a Tentative Parcel Map Dividing 
One Lot into Two on a Property Located at 2241-2245 Van Ness Avenue. 
Case File No.: 2025-01 LS APN: 558-330-04-00.   

 
Assistant Planner Sophia Depew made a PowerPoint presentation. 
 
Applicant, Abram Garcia was present and answered any questions that 
the Commissioners and public had. 
 
Public comment by Alisha Morrison, neutral of the item. 
 
Public comment by Doyle Morrison, neutral of the item. 
 
Motion by Valenzuela, second by Forman to close the Public 
Hearing. 
 

Motion carried by the following vote: 
 
Ayes: Valenzuela, Quinones, Forman, Castle, Armenta. 
Noes: None. 
Abstain: None. 
Absent: Sanchez, Miller. 
 
Motion approved.  

 
Motion by Valenzuela, second by Armenta to adopt Resolution No. 
2025-03, a Resolution of the Planning Commission of the City of 
National City determining that the project is categorically exempt 
from the California Environmental Quality ACT (CEQA) under Class 
15 of the CEQA guidelines section 15315 (Minor and Divisions) and 
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approving a tentative parcel map dividing one lot into two located at 
2241-2245 Van Ness Avenue. Case File No.: 2025-01 APN: 558-
330-04-00 with updated conditions.  
 

Motion carried by the following vote: 
 

Ayes: Valenzuela, Quinones, Forman, Castle, Armenta. 
Noes: None. 
Abstain: None. 
Absent: Sanchez, Miller. 
 
Motion approved.  
 

 
 
STAFF REPORTS:  
 

Deputy City Attorney: States that the signed Resolution 2024-20 was not 
uploaded to Laserfische and directs Executive Secretary to work with City 
Clerks to have the signed Resolution uploaded. 

 
Director of Community Development: Thanks Ashlin for the 
presentation. 

 
Vice-Chair Castle: None.  

 
Commissioner Valenzuela: None. 

 
Commissioner Sanchez: Absent. 
 
Commissioner Armenta: Ask staff if there is a time limit once items get 
approved to have resolutions signed. Deputy City Attorney states it is best 
practice to get it signed after the meeting. States that the Denial 
Resolution 2024-20 was not prepared at the time. Thanks the staff and 
public and mourns Pope Francis’s passing. 
 
Commissioner Quinones: None. 

 
Commissioner Forman: None. 

 
Chair Miller: Absent. 
 

ADJOURNMENT  
 

Vice-Chair Castle adjourned to the Regular Meeting of the Planning Commission 
of the City of National City, Monday, May 5, 2025, at 6:00 p.m. in the Council 

5



Planning Commission Meeting 
Meeting of April 21, 2025 
Page 6 
 

 
 

Chambers, located in City Hall, 1243 National City Boulevard, National City, 
California. 
 
The meeting adjourned at 7:45 p.m. 
 

 
________________________________ 

      Sarah Esendencia, Executive Secretary 
 
 
 

The foregoing minutes were approved at the Regular Meeting of June 2, 2025. 
 
 
 

________________________________ 
              Martin Miller, Chair 
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Item no.    3 
June 2, 2025  

 
 
 

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

 
PLANNING COMMISSION STAFF REPORT 

 
Title:    PUBLIC HEARING – CERTIFICATION OF A FINAL IMPACT 

REPORT TO ASSESS PROJECT IMPACTS OF A 
CONDITIONAL USE PERMIT AND COASTAL 
DEVELOPMENT PERMIT FOR A PROPOSED FUEL 
TRANSFER FACILITY WITHIN BNSF RAILROAD RIGHT-OF-
WAY AND BNSF-OWNED PROPERTY LOCATED WEST OF 
THE 1800 BLOCK OF CLEVELAND AVENUE AND NORTH 
OF WEST 19TH STREET, NORTH TO CIVIC CENTER DRIVE. 

 
Case File No.: 2023-03 CUP, CDP, IS 
 
Location: BNSF Railroad right-of-way and BNSF-owned property located 

west of the 1800 block of Cleveland Avenue and north of West 
19th Street north to Civic Center Drive 

 
Assessor’s Parcel Nos.: 559-010-14, 559-040-46, 559-040-47, 559-040-48, 559-040-52, 

559-076-02, 559-091-03, & 559-091-11 
  
Staff report by:  David Welch, Associate Planner 
 
Applicant: Cindy Fleming, Fleming Alliance Architecture 
 
Zoning designation: MM (Medium Manufacturing) 
 
Adjacent land use/zoning:  
 

North: Pacific Steel remediation and operating site / MM 
 
East: Honor Marine boat service across alley / MM 
 
South: Ehmcke Sheet Metal Corp. across W. 19th Street / MM 

West: Costco Optical Lab across BNSF tracks / MM 
 

Environmental review: Environmental Impact Report 
 
Staff recommendation: Certify Final Impact Report and consider approval of the 

Conditional Use Permit and Coastal Development Permit 
based on the attached findings and subject to the attached 
Conditions of Approval
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Staff Recommendation 
Staff recommends (1) certification of the attached Final Environmental Impact Report 
(FEIR) assessing the impacts of the proposed project, a fuel transfer facility to be operated 
by San Diego Clean Fuels Facility LLC, and Mitigation Monitoring and Reporting Plan 
(MMRP); and (2) approval of the proposed project requesting a Conditional Use Permit 
(CUP) and Coastal Development Permit (CDP) for the construction and operation of a fuel 
transfer facility. The FEIR addresses issues identified in the Initial Study and raised during 
the scoping period including, but not limited to, air quality, greenhouse gas (GHG) 
emissions, hazards and hazardous materials, noise, and transportation impacts. Approval 
of the proposed project is recommended based on the findings discussed in the FEIR, this 
report, and subject to the proposed Conditions of Approval in the attached draft resolution. 
 
Executive Summary  
The applicant proposes to construct and operate a fuel transfer facility to be operated by 
San Diego Clean Fuels Facility LLC within an approximately 7.5-acre site located on 
and adjacent to existing Burlington Northern & Santa Fe (BNSF) railway tracks. The 
location is between Civic Center Drive and West 19th Street and to the west of 
Cleveland Avenue. Rail cars will be delivered to the facility utilizing an existing rail spur 
that will be reconfigured to provide capacity for up to 21 rail cars. Clean renewable and 
biofuels (renewable diesel, ethanal, and sustainable aviation fuel (SAF)) will then be 
transloaded from the rail cars to trucks with an above-ground pump system. No fuel will 
be stored on site. Overall transloading capacity will be approximately 13,800 barrels of 
fuel per day. The site would receive up to 72 trucks daily, which would deliver the fuel to 
retail clients in the metropolitan San Diego area. The property is located within the City’s 
Coastal Zone (CZ) overlay and subject to the development regulations outlined in the 
Local Coastal Program (LCP). Since the LCP has not been formally updated, properties 
within the CZ are still regulated by the previous Land Use Code (LUC). The zoning 
designation of the property is Medium Manufacturing (MM). 
 
Land uses that either store or distribute fuel in the MM zone are required to obtain 
approval of a CUP prior to operation. All projects in the CZ that require approval of a 
CUP must also have an approved CDP. The City of National City maintains permit 
jurisdiction for the subject property and, therefore, is able to approve a CDP without a 
permit application to the California Coastal Commission (CCC). Due to the 
characteristics of the proposed project, staff requested an Initial Study (IS) checklist 
pursuant to the California Environmental Quality Act (CEQA) to be prepared, which was 
submitted to the City with a draft Mitigated Negative Declaration (MND). The City, as 
lead agency, decided that the draft MND document was not a sufficient environmental 
review document for the project and the attached Environmental Impact Report (EIR) 
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was subsequently prepared. A scoping meeting was held on May 23, 2024, to receive 
comments from public about the issues to be studied in the EIR. Planning Commission 
approval is required for the certification of the Final EIR, as well as the CUP and CDP. 
 
Site Characteristics 
The 7.5-acre site is located along the east side of the BNSF Railway right-of-way 
between West 18th and 19th Streets. Railway improvements in conjunction with this 
project extend north to the Civic Center Drive crossing. Immediately to the east of the 
property is an alleyway and industrial property with frontage on Cleveland Avenue. Most 
of the uses in the surrounding area are industrial in nature. However, there are City-
owned properties planned for tourist-supporting commercial uses less than a half mile to 
the south as well as a newly opened cannabis lounge, restaurant, and hotel adjacent to 
Paradise Marsh. Several legal, non-conforming residential properties also exist within 
the vicinity of the subject property including the McKinley Apartments approximately 380 
feet east and single-family homes approximately 900 feet to the south1. It is unclear how 
many single-family residences remain west of Interstate 5 in the City since some 
structures have been incorporated into commercial businesses. The nearest school is 
Kimball Elementary School, which is more that 1,500 feet from the site, on the east side 
of Interstate 5. 
 
The site itself is comprised of three different sections. First, there is the existing BNSF 
railway. This a spur that terminates within Port of San Diego properties to the south. 
The main Port-related operations are Pasha Group, which receives shipments of new 
automobiles, and Dixieline Lumber, which receives shipments of new lumber and wood 
products. Adjacent to the subject site, there are two operational tracks that transition to 
one rail track to the north, just south of the Civic Center Drive crossing. With anticipation 
of this proposed project, BNSF has been working on the design and implementation of a 
second track across Civic Center Drive to maintain operational capacity. Ultimately, 
BNSF rail traffic enters and exits the region to the north through downtown San Diego 
and along the coast to Orange County. Second, the middle portion of the site that is 
proposed for up to eight new tracks leading to the transfer facility is a former Pacific 
Steel, Incorporated (PSI) remediation site. The Department of Toxic Substance Control 
(DTSC) is still actively working on remediation from PSI operations, but the land within 
the subject site has been substantially remediated as of the writing of this report. Finally, 
the area of the subject site between West 18th Street to the north, the alley to the east, 
West 19th Street to the south, and the existing tracks to the west is proposed to be 

 
1 New residential uses are not permitted in the MM zone. Existing lawfully constructed residences may 
remain, subject to NCMC 18.11 (Nonconforming uses, structures, and parcels). 
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developed with the transfer facility. This land was previously occupied by industrial 
operations and Harrison Street right-of-way that has already been vacated2. All former 
structures have been demolished and the land in its current state would be considered 
disturbed. 
 
Proposed Use 
The applicant proposes to improve the 7.5-acre site for the purposes of operating a fuel 
transloading facility. This site is located along existing BNSF railroad and on adjacent 
BNSF-owned land. The fuel transfer operations would take place on the portion of land 
between West 18th and 19th Streets, between the existing railroad and industrial 
properties along Cleveland Avenue. The facility would operate 24 hours a day with 72 
trucks per day primarily entering and exiting the site during off-peak hours (6:00 p.m. to 
6:00 a.m.). Land uses that either store or distribute fuel are required to obtain approval 
of a CUP and CDP prior to the commencement of operations. There are no additional 
specific use regulations in the LUC for this type of facility. 
 
The proposed operator, San Diego Clean Fuels Facility LLC, intends to build the facility 
to achieve objectives related to increased access to renewable fuels in the San Diego 
region. The project hopes to achieve or contribute to the following: 
 

 Contribute to the State’s commitment to a transition to carbon neutrality by 2045. 
Renewable fuels will help reduce greenhouse gas emissions and achieve 
benchmark reductions. 

 Expand the availability of renewable fuels to the region by advancing the goal of 
the State’s Low-Carbon Fuels Standard, which is a component of the 2022 
California Air Resources Board (CARB) Scoping Plan, and solving geographic 
imbalances in the availability of cleaner, lower carbon fuel. 

 Lowering of emissions compared to existing supply chains by utilizing rail to 
deliveri fuel to the San Diego market. 

 Increase the speed at which cleaner fuels can be delivered to the market. 
 Generate employment opportunities for National City and surrounding 

communities. 
 Develop underutilized and/or previously contaminated properties while 

minimizing conflicts with surrounding existing uses. 
 Provide an appropriately sized facility that balances business performance while 

minimizing necessary truck trips. 

 
2 Harrison Avenue in this location was a “paper street”, which only existed on the Assessor’s Parcel Map. 
No developed right-of-way was located here. 
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 Locate the facility in an appropriately zoned property with direct access to 
Interstate 5 (I-5). 

 Provide infrastructure improvements to meet project needs and improve safety 
along the BNSF railroad. 

 Provide additional firefighting capacity in the project area to address quick 
responses to hazards and emergencies. 

 
The applicant’s proposed physical improvements for the project include: 
 

 Construction of railway tracks and turnouts/crossovers to facilitate car movement 
in/out and within the transload facility. 

 Installation of concrete slap pump pads at each transload spot. 
 Installation of truck load slabs sloped to drain in the center at each transload 

spot. 
 Installation of pumps and piping to move fuels from rail cars to truck loading 

spots. 
 Containment enclosures for additive totes. 
 Concrete-lined containment basin and pipe each load slab drain to the basin. 
 Track pans for containment at the rail transloading cars. 
 A small office building with control center, restrooms, and driver check-in area. 
 All weather paving for the facility and circulation. 
 Lighting, as needed. 

 
The approximate throughput capacity of the proposed facility will be 13,800 barrels of 
fuel daily. While the capacity of the facility was not initially stated by the applicant, there 
has been a reduction from what was originally proposed in 2023. Additionally, the 
proposal initially estimated 115 trucks per day would be entering the facility to transport 
fuel. However, the current proposal is for approximately 72 trucks daily. Therefore, the 
capacity of the project was reduced by more than a third during the environmental 
review process. The proposed circulation of the site is for trucks to enter from West 18th 
Street and exit onto West 19th Street. The site is in close proximity to I-5. The general 
circulation pattern would be Civic Center Drive to Tidelands Avenue, West 19th Street to 
Cleveland Avenue and then West 18th Street into the site, returning the same way. 
 
In addition to the transfer of fuel, the project includes measures to increase safety and 
prevent contamination from fuel spills. A 37,700-gallon concrete containment basin is 
proposed to be constructed below the rail car unloading and truck loading area. The 
volume of the basin is 110 percent that of a rail car. An Aqueous Film Forming Foam 
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Fluorine Free Firefighting platform and additional fire hydrants will also be installed on 
site for use in the event of a fire. A Facility Response Plan (FRP) will also be developed 
to prevent or address spills. 
 
Alternative Fuels and Environmental Considerations 
The proposed project is in response to the State of California’s commitment to 
improving air quality, reducing emissions from fossil fuels including greenhouse gases 
(GHG). Achieving State goals can help improve public health and reduce risks related to 
human-induced climate change. The landmark state bill AB 32, or the Global Warming 
Solutions Act of 2006, required California to reduce its GHG emission to 1990 levels by 
2020. Implementation of AB 32, and subsequent legislation, is primarily the 
responsibility of the California Air Resources Board (CARB). While zero-emission 
technology is highly desired, CARB also encourages interim measures to help reduce 
emissions from current levels. One of these measures is the Low Carbon Fuel Standard 
(LCFS), which encourages the use of alternative fuel types that can achieve lower 
emissions. 
 
The applicant proposes to construct the fuel transfer facility to improve the delivery of 
these fuel types to the San Diego market while also reducing emissions within the 
supply chain. The proposed fuel for distribution are biofuels, which include renewable 
diesel, biodiesel, and sustainable aviation fuel (SAF). Renewable diesel and SAF can 
be produced with new or recycled vegetable oils, animal fats, greases, algae, as well as 
crop residues or woody biomass. Renewable diesel and SAF are also designated as a 
“drop-in” biofuel allowing them to fully replace petroleum-based fuels with zero 
modification to stage facilities or engines. Biodiesel is a renewable, biodegradable fuel 
manufactured domestically from vegetable oils, animal fats, or recycled restaurant 
grease. When used in diesel engines, renewable diesel can reduce greenhouse gas 
emissions by up to 80%. Renewable diesel and a blend of renewable diesel and up to 
20% biodiesel can also be used to replace petroleum diesel with no changes to an 
engine. With the ability to produce biofuels from a wide variety of sources, they are 
considered 100% sustainable, as opposed to petroleum-based fuels. 
 
While there can be a net benefit from an increase in availability of biofuels in the San 
Diego region, the same assertion cannot be made for the City of National City, Westside 
communities, and nearby receptors in the MM zone. There have been multiple efforts 
within the City to improve the health of residents and reduce dangerous pollutants 
associated with industrial and light industrial uses. Previous actions include the passage 
of the Westside Specific Plan and Amortization Program, early adoption of a Health and 
Environmental Justice Element within the General Plan, designation of the AB 617 
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Portside Community and passage of the Community Emissions Reduction Plan 
(CERP), and adoption of the City’s Climate Action Plan (CAP). Primarily due to, but not 
limited to, the project’s proposed utilization of diesel-powered truck trips for operations 
of the facility and the related impacts to greenhouse gas emissions, vehicle miles 
traveled, and air quality, City staff requested the preparation of an Environmental Impact 
Report (EIR) for this project. 
 
Analysis 
The project was analyzed for impacts pertaining to CEQA in the attached EIR. Some of 
the more specific details in the EIR will not be discussed in this document, but instead the 
project will be analyzed as it pertains to existing plans and policies related to the proposed 
development. 
 
General Plan 
The subject property has a General Plan land use designation of Industrial (I). The project 
proposed is an industrial use. The proposal is also well below the floor area ratio of 2.0 
intended for this designation. The General Plan is comprised of several “elements”, of 
which some have been recently updated through the Focused General Plan Update that 
was completed in 2024. Several policies from various elements of the General Plan 
pertain to this project, including: 
 

Land Use (LU) Element 
Policy LU-1.3 pertains to urban greening efforts, LU-4.2 encourages various 
pedestrian-scale urban design strategies, LU-4.4 pertains to the maintenance of 
sidewalks and bicycle routes, LU-5.3 encourages businesses to employ National 
City residents, LU 6.5 requires development to be consistent with the Zoning Code 
and applicable specific plans, LU-6.5 pertains to consistency tithe the City’s Climate 
Action Plan (CAP) 
 

The Land Use Element of the General Plan has several policies related to new 
development. This project relates to public realm improvements regarding sidewalk 
maintenance, landscaping and other greening efforts, and consistency with various codes 
and policies as discussed in this report. Conditions of approval ensure that pedestrian 
areas around the project will remain well-maintained and enhanced with appropriate 
landscaping elements and tree canopy. The project and associated right-of-way 
improvements at the railroad crossing at Civic Center Drive will enhance portions of the 
public realm and avoid conflict with bicycle routes, such as the Bayshore Bikeway. 
Consistency with the CAP and policies related to community enhancements such as LU-
1.3 will be evaluated in subsequent sections of this report. 
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Transportation (T) Element 
Policy T-3.6 relates to the enhanced transit services, Policy T-8.1 pertains to 
enhancements of infrastructure to facilitate timely movement of goods, particularly 
intermodal transfers, Policy T-8.4 pertains to the movement of goods by rail, Policy 
T-9.4 pertains to noise and pollution abatement associated with goods movement. 
 

The project proposes to utilize existing rail to transfer fuel for delivery to retail outlets within 
the City and in the greater region. Elements of the project ensure that the delivery of fuel 
will be conducted in an efficient manner such as an improved rail crossing, operations at 
off-peak hours, and proximity to major truck routes. Truck movements will largely avoid 
residential properties and other areas with sensitive uses in the City. Policy T-3.6 is related 
to community enhancements, which will be discussed later in this report. 

 
Safety (S) Element 
Policy S-7.3 pertains to the ability to effectively respond to hazardous materials 
emergencies, S-8.1 pertains to the clean-up and reuse of contaminated sites. 
 

The project proposes to reduce risk from fire hazards will be accomplished through the 
inclusion of a specialized firefighting platform and additional fire hydrants, as required by 
the National City Fire Department (NCFD). The project will be located on a vacant, under-
utilized, and previously contaminated site, which is encouraged by policy S-8.1. 

 
 
Noise and Nuisance (NN) Element 
Policies NN-1.9, NN-1.10, NN-2.5, NN-3.1, NN-3.3, and NN-3.4 pertain to impacts 
related to noise levels and ground borne vibrations via construction, on-site 
activities, and off-site transportation. Policy NN-4.2 related to the reduction in 
offensive odors and other noxious substances. 
 

Impacts related to noise and nuisance were evaluated for the proposed project in the EIR. 
Primarily, a Noise Analysis determined noise thresholds in the City’s Noise Ordinance 
would be met for activities related to the construction and operation of the proposed 
project. The project location has existing ambient noise levels from nearby freeway traffic 
and other industrial uses. Staff has proposed conditions of approval requiring adherence to 
truck routes in the City to prevent increases in traffic-related noises and a six-foot high, 
solid fence or wall to reduce the potential for noise impacts to adjacent and nearby 
properties. 
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The applicant asserts that offensive odors associated with fuels and additives mostly come 
from combustion, which is not related to the proposed on-site activities. Nuisance odors 
are also regulated and enforced by San Diego Air Pollution Control District (SDAPCD) 
Rule 51 (Public Nuisances). A Condition of Approval is recommended requiring adherence 
to SDAPCD regulations. 
 

Open Space and Agriculture (OS) Element 
Policies OS-1.1, OS-1.2, OS-1.4, OS-2.1, OS-2.2, OS-2.3, OS-2.5, and OS-2.7 
pertain to the preservation of open spaces, habitat, biological resources, and 
environmentally sensitive areas. Policy OS-1-3 encourages the planting of native 
plants near open spaces. Policies OS-4.2 and OS-4.4 encourage the planting of 
street trees and promotes the planting of shade trees with substantial canopies. 
Policies OS-8.4 and OS-8.8 pertain to the preservation of historic and cultural 
resources. 
 

The EIR analyzed the potential for project impacts to open spaces, biological resources, 
and environmentally sensitive areas in detail. Adherence to mitigation measures discussed 
in the report are included as a condition of approval. In addition, staff is recommending 
Conditions of Approval that require additional landscaping, including the planting of street 
trees that will enhance the urban tree canopy. Mitigation measures are also required for 
the monitoring of paleontological or other cultural resources in the event they are 
discovered during grading or construction. 
 
The Initial Study checklist prepared for this project also identified a potential wetland 
feature on this site. However, staff has confirmed that the discussed feature no longer 
exists. This is further discussed in the EIR. 
 

Conservation and Sustainability (CS) Element 
Policy CS-1.1 pertains to the reduction of the urban heat island effect. Policy CS-
1.2 pertains to the development of industries that benefit the environment. Policies 
CS-3.1 and CS-3.3 pertain to stormwater best management practices (BMPs) and 
low-impact development (LID) practices. 
 

As previously discussed, staff is recommending a condition of approval for the project that 
would require enhanced street trees to support policy CS-1.1. The project proposes to 
transport clean fuels, which were discussed in the previous section of this report. The 
improved access to these alternative fuel types will have benefits for both the local 
economy and regional air quality. New construction projects are required to meet 
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stormwater requirements and BMPs discussed in the conditions of approval from the 
Engineering Department. 
 
 Health and Environmental Justice (HEJ) Element 
 Policy HEJ-1.2, Policy HEJ-2.5, and HEJ-2.6 
 
The HEJ was created to identify public health risk and environmental justice concerns 
and improve living conditions to foster the physical health and well-being of National 
City’s residents. National City was an early adopter of this category of general plan 
element and the HEJ precedes the passage of SB 1000, which now requires this type of 
element for all general plans in the state. At the time of the adoption of the HEJ, 
National City had some of the worst health outcomes in San Diego County, including 
high rates of chronic obstructive pulmonary disease (COPD) and asthma. Both 
breathing disorders have correlation with poor air quality, which is caused by industrial 
pollution and vehicle emissions. The Westside of National City is particularly impacted 
by its close proximity to industrial areas west of I-5, port activities, Naval Base San 
Diego, and freeway traffic. In more recent years, studies have also identified diesel 
particulate matter (DPM) as a known carcinogen. This has furthered health concerns in 
areas with heavy truck traffic. Both the Westside and the industrial areas in the City 
have existing non-conforming uses, which means there are residential uses and 
sensitive receptors in close proximity to industrial operations, as well as polluting 
businesses in the middle of residential areas. While the proposed project is not located 
in a Specific Plan area, impacts to the Westside Specific Plan (WSP) area should also 
be considered. 
 
Policy HEJ-1.2 states “consider environmental justice issues as they are related to 
potential health impacts associated with land use decisions, including enforcement 
action, to reduce the adverse health effects of hazardous materials, industrial activities, 
and other undesirable land uses on residents regardless of age, culture, ethnicity, 
gender, race, socioeconomic status, or geographic location.” In this instance, health 
concerns have been identified for communities in National City at both the local and 
state levels pertaining to new industrial uses and increased truck traffic. However, the 
EIR that was prepared for the proposed project included a Health Risk Assessment 
(HRA) that concluded that such impacts from the project specifically were less than 
significant. The three primary assessments were cancer risk, chronic health hazards, 
and acute health hazards. 
 
Cancer risk is calculated by exposure periods with 70-year (lifetime risk calculation) and 
30-year (individual risk calculation) periods for residents and 25-year periods for 
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workers. Health risks for residents were based on the nearest residential use, the 
McKinley Apartments at West 18th Street and McKinley Avenue. Findings from the 
assessment are found in Table 3.1.7 of the EIR, which shows activities from 
construction and operation of the proposed fuel transfer facility. Results show the 
project would not result in a significant contribution to cancer risk to this community. 
Findings of significance were the same for chronic and acute health hazards, as shown 
in Table 3.1.8 of the EIR. 
 
Policy HEJ-1.2 encourages the City to consider actions to reduce potential health 
impacts. It is the opinion of staff that the policies related to the City’s updated CAP and 
the AB 617 Portside Community’s CERP are best suited to determine conformance with 
this HEJ policy, which are discussed below. 
 
Policy HEJ-2.5 encourages the protection of existing sensitive land uses through 
feasible measures such as separation/setbacks, landscaping, barriers, ventilation 
systems, air filters/clears, and/or other effective measures to minimize potential impacts 
from air pollution. While this policy discusses existing land uses, it also speaks to the 
importance of setbacks, landscaping, and other measures that can be utilized by a new 
project.  
 
Policy HEJ-2.6, similarly to HEJ-1.2, requires to City to consider air quality impacts, 
including cumulative impacts, from existing and new development when making land 
use decisions and limit the number of industrial facilities or uses to prevent cumulative 
air pollution impacts. While the EIR includes findings that the proposed project will not 
result in significant health impacts, it cannot be ruled out that the operations and truck 
traffic associated with the proposed fuel transfer facility will not contribute to cumulative 
impacts resulting from existing and new industrial developments within the City. Once 
again, the CAP and CERP are the best mechanisms by which to evaluate this proposal. 
 
Local Coastal Program (LCP) 
The LCP is comprised of two sections:  the Implementation Plan and the Land Use Plan. 
The Land Use Plan was recently updated in 2023 and certified by the CCC in March of this 
year. However, the Implementation Plan update, which is currently underway, is yet to be 
approved. 
 
The Implementation Plan of the LCP discusses permit jurisdiction, applicability of CDPs, 
required findings, and applicable development standards. The proposed project is located 
within the City’s adopted exclusion area, where new development is generally exempt 
from a CDP. However, the need for a discretionary permit (e.g., CUP) triggers the need for 
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a CDP. The Implementation section also requires that new development provide coastal 
access, where required, and to not impede coastal access. The site is in the middle of the 
City’s industrial area and does not require, or have the possibility to interfere with, access 
to coastal areas. Applicable development standards in the current adopted LCP reference 
Municipal Code sections related to new structures, uses, parking, landscaping, etc. Since 
these references pertain to the previous version of the LUC, development standards that 
would be considered defunct in the rest of the City remain in effect. Conformance with 
these standards are discussed in the following section. The two required findings of 
approval for CDPs are as follows: 
 

 That granting said Coastal Development Permit will be consistent with all other 
plans and ordinances of the City of National City. 

 That the granting of said Coastal Development Permit will be consistent with an 
implements the Certified Local Coastal Program. 

 
The Land Use Plan of the LCP provides both policy recommendations and a land use plan 
map. Significant concerns for this plan include coastal access, preservation of habitat 
areas, and supportive land uses. The industrial section of the CZ is largely regulated by 
the existing development standards in the LUC for the manufacturing zones. These 
standards are relied upon to ensure that new development is visually appropriate. In 
addition, there is a policy stating that new development should consider proximity to the 
Bayshore Bikeway for the purposes of maximizing the recreational potential of the area. 
The project proponents have coordinated with City staff to ensure the upgraded rail 
crossings at Civic Center Drive will not interfere with improvements to this bikeway. 
 
The City’s LCP mostly relies upon the previous LUC to regulate industrial uses to ensure 
they do not cause nuisances, both through the CUP approval process and through 
adherence to existing development standards. Other than additional policies noted in this 
section, the project’s conformance with the two required findings for approval of a CDP are 
analyzed in other sections of this report. 
 
Land Use Code (LUC) 
As discussed in the preceding section, the project is located in a section of the CZ where 
the City retains permit jurisdiction and the development standards applied to the proposed 
development are contained within the previous version of the LUC. The project is located 
within the MM zone, which is regulated by Chapter 18.18 of the previous LUC. Land uses 
in the previous code are listed as permitted or permitted with a CUP under “use groups” 
that organize similar land uses into broader categories. Use Group 23 – Medium 
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Manufacturing, which is allowed in the MM zone, permits the storage and distribution of oil-
based products with the approval of a CUP. 
 
The proposal has also been reviewed for conformance with applicable design regulations. 
The site is sufficient in size for the proposed use and meets the minimum required lot area 
and frontage. The proposed development adheres to all required minimum setbacks. The 
office for the facility is proposed to be a small, 512 square-foot pre-manufactured structure. 
Per the conditions of approval, this structure will need to be reviewed and permitted by the 
Building Division as a permanent structure. The proposed elevations of the office do not 
meet the minimum aesthetic standards of Section 18.18.240 of the (previous) Land Use 
Code and will need to be upgraded with additional exterior materials when plans are 
submitted for permits. Since the use primarily takes place using industrial equipment 
outdoors, the project is well below both the maximum height and floor area ratio. As 
previously discussed, staff is recommending increased screening since most on-site 
activities will take place outside of an enclosed structure. 
 
The applicant is proposing five parking spaces on site with at least one ADA van 
accessible space and one EV-ready space. Parking is not required per State law AB 2097, 
due to the project’s proximity to the 24th Street Trolley Station. Most of the area 
surrounding the fuel transfer facility is open, paved surface to maximize the 
maneuverability of trucks and fire access. Landscaping is required for setback areas in the 
MM zone and the site provides approximately 8 to 12 feet of landscaping along the West 
18th and 19th Street frontages and the adjacent alley, where only four feet would be 
required for front and exterior side yard setbacks. No landscaping is currently proposed for 
the four-foot setback on the west side of West 18th Street. Planning staff will need to 
consult with the applicant and the Engineering Department during permitting on the 
feasibility of adding landscaping in this location. Other general design regulations required 
by the (previous) LUC are related to outdoor lighting, the screening of mechanical 
equipment, and trash and recycling. Conditions of Approval are included in the draft 
resolution ensuring conformance with these additional sections. 
 
A Note on Non-Conforming Land Uses 
The proposed project is a new construction fuel transfer facility on a site zoned for medium 
intensity manufacturing uses. The storage and distribution of fuel is permitted in the MM 
zone with approval of a CUP. In National City, many industrial uses are close to sensitive 
receptors such as residences, schools, and day care facilities. This proximity exacerbates 
air quality and health issues within the City and the proposed fuel transfer facility raises 
concerns about increased cumulative impacts. However, incompatible land uses are 
largely the result of land use decisions in the past and most of the examples in the City 
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would not currently be permitted. Today, there are several residential properties within 
industrial zone districts, including the McKinley Apartments. Should any of these 
residential properties be redeveloped, they would not be allowed to remain residential. 
Similarly, the Westside Specific Plan Area of the City is home to dozens of nonconforming 
commercial and industrial properties. The Westside Specific Plan was created to help 
resolve the most egregious examples of land use incompatibility within the City and 
includes stricter requirements on non-conforming land uses. Air quality issues within this 
portion of the City should decrease over time as incompatible businesses cease operation. 
An amortization program exists in the City to help expedite this process and so far two 
nonconforming businesses have been amortized. However, this program requires 
dedicated funding and staff to implement, and no new businesses have been amortized in 
recent years. 
 
Climate Action Plan (CAP) 
The City’s first CAP was first adopted in 2011 to align with State goals related to the 
reduction in greenhouse gas (GHG) emissions. As of 2018, the City had only achieved 
40% of the reduction goal for 2020. In 2023, the Climate Action Plan Update 
(subsequently referred to as CAP) was adopted with renewed goals and an updated 
emissions inventory. New goals are to reduce GHG from 2018 baseline levels 40% by 
2030 and 80% by 2050 in alignment is current Statewide targets. The proposed project 
will result in a release of approximately 282 metric tons/year of GHG during construction 
activities and approximately 1,633 metric tons/year from operations of the fuel transfer 
facility. Almost all emissions from the facility will be from mobile sources (truck and rail). 
The amount of GHG emissions anticipated by the facility is below the threshold to be 
considered significant for a singular project in accordance with the methodologies 
recommended in the CAP. The project will also deliver a higher volume of cleaner diesel 
fuels to the market, which can significantly reduce GHG from emissions (up to 70% from 
standard diesel fuels) regionally. An estimate of the project’s overall contribution to 
GHG reductions has not been provided. For the purposes of this report, the project will 
be evaluated based on specific strategies in the CAP. 
 
As discussed above, the project is not considered significant for the purposes of GHG 
emissions. Thresholds are discussed in detail in the attached EIR. However, it should 
be noted that industrial developments, such as the proposed project were incorporated 
into the GHG analysis used to develop the CAP based on existing General Plan land 
use categories. The project does not exceed the intensity of use for the types of 
development permitted on the subject site and that was analyzed and evaluated in the 
CAP and the General Plan. Due to the anticipated emissions from this project, while not 
considered significant, opportunities to incorporate CAP strategies should be greatly 
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encouraged for this project. The EIR includes Mitigation Measure (MM) GHG-1 to 
ensure consistency with the strategies that have been identified as applicable to the 
project. All mitigation measures identified in the EIR are included as conditions of 
approval in the draft resolution. In addition, there are other strategies in the CAP that 
are outside the scope of this project that will be discussed below. 
 
Community Emissions Reduction Plan (CERP) 
State Assembly Bill 617 (AB 617) was passed in 2017 and led the California Air 
Resources Board (CARB) to create a new community-focused and community-driven 
action to reduce air pollution and improve public health in communities that experience 
disproportionate burdens from exposures to air pollutants. San Diego Air Pollution 
Control District (SDAPCD) nominated the Portside Community for the AB 617 program, 
which is comprised of the neighborhoods of Barrio Logan, Logan Heights, and Sherman 
Heights in the City of San Diego and West National City within the City of National City. 
The State’s CalEnviroScreen 3.0 tool was used to evaluate the communities most 
vulnerable to the effects of pollution based on environmental, health, and 
socioeconomic data for AB 617. All census tracts for the Portside Community ranked at 
or above the 85th percentile for vulnerability using this tool. As discussed earlier, 
pollution and poor air quality in National City and the adjacent San Diego 
neighborhoods are the result of mobile sources such as heavy truck traffic serving the 
port and along I-5 as well as stationary sources such as heavy industries. Harbor 
vehicles and activities at Naval Base San Diego also contribute. DPM, a known 
carcinogen, is an acute concern due to the wide variety of diesel-powered vehicles and 
equipment operated within and near the Portside Community. All census tracts 
experience DPM exposure that is greater than 95% of the census tracts in the state. As 
a result, measurable health impacts such as the number of residents suffering from 
asthma far exceed other communities. The Portside Community is also disadvantaged 
economically with significantly higher rates of poverty and households that are cost-
burdened with housing. Residents, are therefore, less likely to have the resources to 
pay additional costs associated with health problems, move to areas with less pollution 
exposure, or upgrade their residences with high quality air filters or other improvements 
that could improve their quality of life. 
 
AB 617 was intended to be a community-driven program and the SDAPCD assisted 
with a robust community outreach and engagement initiative to help the Portside 
Community with the development a Community Emissions Reduction Plan (CERP). The 
plan was adopted in 2021. As a member of the Steering Committee, the City of National 
City participated in the adoption of this plan. The LCP Implementation Plan requires for 
the granting of a CDP that the permit will be consistent with all other plans and 
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ordinances of the City of National City. Although the CERP is not an official plan of the 
City, staff strongly encourages the consideration of this plan in determining the Project’s 
consistency with the CERP due to the City’s direct participation in the CERP’s adoption. 
 
As stated in the EIR, most of the action items associated with the CERP strategies 
direct agencies such as SANDAG, SDAPCD, and local cities to develop and implement 
the outlined strategies. The document presents a pathway to reduced air pollution in the 
Portside Community, but some of the specific programs or projects necessary to do so 
still need to be worked out. Of the more concrete action items in the CERP, the EIR 
identifies adherence to truck routes as applicable to the fuel transfer facility project. A 
recommended Condition of Approval for this Project requires the applicant to provide an 
operations plan that identifies the truck routes all trucks servicing the facility are 
required to utilize. 
 
Notable goals of the CERP include a reduction in DPM levels to 80% of baseline levels 
from 2018 by 2031 and 100% zero emissions vehicles for medium and heavy-duty 
trucks five years ahead of State requirements (currently 2045). The City of National City 
is identified in the CERP under the implementation responsibility of encourage 
prioritization of deployment of ZEVs. National City currently contributes funding to the 
operation of the Free Ride Around National City (FRANC) Neighborhood Electric 
Vehicle (NEV) on-demand shuttle service. National City’s most significant contribution to 
the CERP to date has been the continued planning and implementation of important 
active transportation projects. 
 
While the proposed project can be found in conformance with the CERP based on the 
action and strategies listed in the plan, it is also in conflict with the overall goals of the 
plan to reduce air pollution and improve health outcomes. 72 additional heavy-duty, 
diesel-powered trucks will be traversing the Portside Community should this project be 
approved in addition to emissions related to the on-site operations and movement of rail 
cars. While not significant according to the evaluation in the EIR, the project does 
contribute to an increase in emissions while the CERP was created with the intention to 
decrease emissions over time. Staff concludes that, despite the findings of insignificant 
impacts by the EIR, the proposed project is nevertheless not fully consistent with all 
plans the project would be subject to, based on the overall goals of the CERP.  
 
Uniquely for this project, there is also a conflict between two state laws that National 
City must contend with. While the project does not fully meet the aspirational goals of 
the CERP, it does help to achieve the goals of AB 32 through the LCFS program, as 
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discussed under the “Alternative Fuels and Environmental Considerations” heading 
under the “Proposed Use” section above. 
 
Other Considerations 
As stated in the beginning of this staff report, the recommendation to the Planning 
Commission is the approval of this project subject to the Conditions of Approval in the 
attached draft resolution. However, this recommendation is not fully based on the 
analysis above, which identifies concerns with the project’s consistency with the CERP, 
but also voluntary commitments made by the project applicant to provide community 
benefits. The project proponent, in addition to the construction and operation of the fuel 
transfer facility, has agreed to enter into an economic benefit agreement with the City of 
National City in the amount of $200,000 per year for the life of the project. This is 
included in the draft resolution as a Condition of Approval. Should these funds be added 
to the City’s General Fund, they could potentially be spent on pensions, new hires, 
office supplies, or other resources related to the day-to-day operations of a municipality. 
However, staff is recommending that the applicant’s proposed economic benefit be 
directly used to implement strategies aimed at the reduction of emissions and the 
improving the quality of life within neighborhoods in the vicinity of the proposed facility. 
General Plan policies and programs related to urban greening, enhanced transit 
options, development of pedestrian and bike networks could all be funded or 
implemented using the economic benefit. As an example, the FRANC could receive 
consistent funding for the life of the proposed project to ensure continued operations, or 
even an expansion of the program. Another possibility would be funding the City’s 
amortization program, which would allow for an accelerated timeline for the 
discontinuance of polluting business operating next door to residences in the Westside. 
Both programs are related to and further the goals of the CAP and the CERP. 
 
Mailing 
All property owners and occupants within 300 feet of the property are required to be 
notified of a public hearing for CUP and CDP applications. Notice of this public hearing 
was sent to 120 occupants and owners. 
 
As of the writing of this staff report, no public comment was received as part of this 
public hearing notice.  
 
California Environmental Quality Act (CEQA) 
Section 5.1 of the attached FEIR discusses the findings that, with the mitigation measures 
identified in the EIR, impacts from the construction and/or operation of the proposed 
project would be reduced to below the level of significance or eliminated. Mitigation 
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measures are included in Attachment 7 as part of the Mitigation Monitoring and Reporting 
Program (MMRP). All mitigation measures have also been included as separate 
Conditions of Approval in the draft resolution. Potential significant impacts from the project 
that were identified include the following: 
 
Biological Resources 

 Substantial Adverse Effect on any Candidate, Sensitive, or Special Status Species 
o Direct impacts to Nuttall’s Acmispon (Acmispon Prostratus), a special status 

plant species, may occur as a result of the proposed project due to ground-
disturbing and vegetation removal activities in the project area. 

o There is a low likelihood of ospreys nesting within the project area or buffer 
of the project area, which use the nearby bay for foraging. Project activities 
could cause indirect impacts while under development. 

o Palm trees within the project area may provide roosting habitats for bat 
species including the western yellow bat, a species of special concern. 
Direct impacts could result from ground-disturbing and vegetative removal 
activities. 

o The vegetation within the proposed project and infrastructure adjacent to the 
project area could provide nesting habitat for nesting birds and raptors and 
also provide foraging habitat for songbird and raptor species. Ground-
disturbing construction activities could directly affect protected birds and their 
nests through the removal of habitat on the proposed project, and indirectly 
through increased noise, ground vibrations, and increased human activity. 

 
Greenhouse Gas Emissions 

 Conflict with an Applicable Plan, Policy, or Regulation for Reducing Greenhouse 
Gas Emissions 

o At the time of submittal of the proposed project, the City’s CAP Update had 
not been completed. The project would need to incorporate all applicable 
actions from this adopted plan to demonstrate consistency with the City’s 
climate action planning efforts. 

 
Tribal Cultural Resources 

 Cause a substantial adverse change in the significance of a tribal cultural resource, 
as defined in Public Resources Code Section 21074 as either a site, feature, place, 
cultural landscape that is defined in terms of the size and scope of the landscape, 
sacred place, or object of cultural value to a California Native American tribe 

o A small area located in the southeastern portion of the project area is 
mapped as young alluvial floodplain deposits dating from the Late 
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Pleistocene to the Holocene. The Holocene surface sediments are 
consistent with the strata that precontact archeological deposits have been 
previously identified and documented in the region. Due to the presence of 
sediments contemporaneous with human occupation of the region and the 
presence of previously recorded precontact resources in the surrounding 
area and within the project area, the potential for subsurface resources in 
previously undisturbed soils is considered moderate. Therefore, ground-
disturbing activities have the potential to result in the discovery of, or 
inadvertent damage to, archaeological contexts. 

 
The proposed mitigation measures include salvage of rare plants, pre-construction survey 
for nesting birds, compliance with tree-trimming procedures to ensure protection for 
roosting bats, compliance with specific GHG-reducing measures identified in the City’s 
CAP Update, and archaeological and Native American monitoring during construction 
activities. 
 
Environmental Review Process 
The applicant was advised by staff during preliminary application discussions that an Initial 
Study (IS) checklist would be required for the project submittal. Air quality was an early 
concern due to the number of diesel-powered trucks that would be serving the site. The 
project proposal originally called for 115 trucks entering the site daily, which was later 
reduced to 72. A completed IS was submitted along with a draft Mitigated Negative 
Declaration (MND). The IS screened out the following resources that the project would 
have either a Less than Significant or No Impact finding:  Aesthetics, Agricultural and 
Forestry Resources, Geology and Soils, Hydrology and Water Quality, Mineral Resources, 
Population and Housing, Public Services, Recreation, Utilities and Service Systems, and 
Wildlife. Due to the heavily urbanized nature of the City, potential impacts from most 
projects are likely to be narrow in scope. 
 
In accordance with CEQA procedures, the draft MND documents were posted for public 
review and comment for 30 days beginning on June 2, 2023. Several comments were 
submitted including letters from San Diego Air Pollution Control Board (SDAPCD), the 
CCC, CARB, Caltrans, and the Environmental Health Coalition (EHC). Staff worked with 
the environmental consultant to address these comments in the draft MND, but ultimately 
it was decided that an EIR would be needed for the project with specific concerns about air 
quality, GHG emissions, and vehicle miles traveled (VMT).  
 
A scoping meeting was held for the DEIR on May 23, 2024 along with a 30-day comment 
period for the Notice of Preparation (NOP) and IS. At the scoping meeting 27 comment 
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cards were submitted along with 11 comment letters from the comment period. These 
comments are summarized in the DEIR. The areas of controversy, or primary issued 
raised, were in regard to air quality, GHG emissions, hazards and hazardous materials, 
noise, and transportation. The areas of biological resources, energy, land use and 
planning, and tribal cultural resources were also evaluated for potential environmental 
effects from the proposed project. The EIR also analyzed project alternatives including a 
no project alternative, a reduced intensity alternative, and an offsite location alternative. 
 
The DEIR was published on December 6, 2024, and had a 54-day public review and 
comment period. An extended review period was provided due to the overlap with the 
City’s two-week holiday furlough. With the mitigation measures discussed above, the EIR 
determined that the proposed project would have a less than significant impact or no 
impact on the resources discussed in the report. In the analysis of project alternatives, the 
reduced intensity alternative was considered to be environmentally superior because it 
would decrease the magnitude of impacts. However, this alternative would not meet 
project objectives and the proposed project would not result in any significant and 
unavoidable environmental impacts. During the review period, seven comments letters 
were received. No subsequent changes were made to the EIR. Responses to the 
comment letters can be found in the FEIR. 
 
Environmental Summary 
Through an extensive review process conducted under CEQA, the proposed project has 
not been found to result in any significant environmental impacts with incorporation of the 
proposed mitigation measures. The EIR was prepared by an environmental professional 
and staff concurs with the findings in the report and supporting documents. Attachment 7 
discusses the draft findings for the EIR in detail and they are also included in the draft 
resolution for the certification of the EIR. Staff is recommending certification of the EIR 
based on these attached findings. The Planning Commission must act on the certification 
of the EIR before considering the approval of the requested CUP and CDP. 
 
Recommended Findings for the CUP and CDP 
 
Required Findings for Approval 
The (previous) Municipal Code contains four required findings for CUPs: 

 
1. The site for the proposed use is adequate in size and shape: The project is 

proposed for an approximately 7.5-acre site comprised of railroad right-of-way and 
adjacent property owned by BNSF railway. While the site exceeds the minimum lot 
area of 5,000 square feet for the Medium Manufacturing (MM) zone, only one small 
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office structure is proposed with the majority of the site being occupied by new 
railways, pumping equipment to transfer fuel, and an appropriately-size paved 
service to allow for the ingress and egress of trucks. All proposed improvements 
adhere to minimum setback and site design requirements. 

 
2. The site has sufficient access to streets and highways that are adequate in width 

and pavement type to carry the quantity and quality of traffic generated by the 
proposed use: The project location is on the west side of the City where adequate 
truck routes exist along Bay Marina Drive, Civic Center Drive, and Tidelands 
Avenue. Interstate 5 is directly accessible from these streets. In addition, the site 
has access from West 18th and West 19th Streets for ingress and egress of truck 
traffic. As a condition of approval, the West 18th Street right-of-way is required to be 
improved to the satisfaction of the City Engineer. A traffic impact study was 
completed for the proposed project and the trip generation of the proposed use was 
determined to be minimal. 

 
3. The proposed use will not have an adverse effect upon adjacent or abutting 

properties: The proposed project is an industrial use consistent with the Medium 
Manufacturing (MM) zone description in the General Plan and will be subject to 
conditions of approval that ensure safe operation of the facility. Adjacent and 
abutting properties are occupied by similar industrial and manufacturing uses. As a 
condition of approval, the project is required to include a screening wall or fence 
and enhanced landscaping to reduce visual impacts. The project is also required to 
conform to all development standards and design guidelines of the MM zone, as 
well as all the requirements of the Mitigation Monitoring and Reporting Program 
developed for this Project and incorporated as conditions in the CUP. 

 
4. The proposed use is deemed essential and desirable to the public convenience or 

welfare: The project proposes to further advance State goals to reduce the carbon-
based emissions in the transportation sector. The proposed fuel transfer facility will 
bring approximately 13,800 barrels of biofuels to the regional market daily. 
Renewable biofuels can contribute to up to an 80% decrease in emissions from 
standard diesel fuel. The public will benefit from access to a cleaner-burning fuel as 
well as increased air quality and a reduction of GHG emissions. The use is 
consistent with the MM zone description, which is intended for uses in areas in 
which activities involve some degree of noise, vibration, air pollution, radiation, 
glare phenomena, and/or fire and explosive hazards. In addition, the project 
proponent will enter into an economic benefit agreement with the City that will 
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generate funds for the purpose of reducing emissions and improving the quality of 
life for residents. 
 

In addition, projects in the Coastal Zone require two conditions related to CDPs: 
 

1. The granting of said Coastal Development Permit will be consistent with all other 
plans and ordinances of the City of National City: The proposed use is permitted, 
subject to a CUP, by the Land Use Code, which is consistent with the General Plan. 
As discussed in the staff report, several policies in the Land Use, Transportation, 
Safety, Noise and Nuisance, Open Space and Agriculture, and Conservation and 
Sustainability Elements of the General Plan are being met by the project. The 
project, subject to the condition of approval related to the establishment of an 
economic development agreement, is consistent with the policies of the Health and 
Environmental Justice Element because the additional funds can be used for the 
implementation of policies and programs to reduce emissions and improve the 
welfare of residents in the vicinity of the project area. The proposed economic 
benefit can also be used to further the goals of the AB 617 Portside Community’s 
Community Emissions Reduction Plan (CERP). The project, subject to the 
approved mitigation measures requiring conformance with specific Climate Action 
Plan (CAP) policies, is also consistent with the CAP Update. 
 

2. The granting of said Coastal Development Permit will be consistent with and 
implements the Certified Local Coastal Program:  The project is located in an area 
generally exempt from a Coastal Development Permit; involves a fuel storage and 
distribution use, which is conditionally allowed in the MM zone; and will not prohibit 
coastal access or obstruct views. 
 

Furthermore, findings have been included in a separate draft resolution with regard to 
compliance with the California Environmental Quality Act (CEQA) and the certification of 
an EIR. These findings can also be found in Attachment 7. The draft resolution for the 
approval of the CUP and CDP includes the following finding for CEQA: 
 

1. The proposed project has been reviewed in compliance with the California 
Environmental Quality Act; an EIR was completed for the project and concluded 
that the project would have no significant impacts and require no mitigation 
measures, with the exception of Biological Resources, Greenhouse Gas Emissions, 
and Tribal Cultural Resources. All issues identified can and will be adequately 
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mitigated to a less than significant level with fully enforceable project mitigation 
measures.  

 
Optional Findings for Denial 
The following findings are recommended should the Planning Commission consider the 
denial of the CUP: 
 

1. The proposed fuel transfer facility is not deemed essential and desirable to the 
public convenience and welfare, because the delivery of biofuels can be 
accomplished through other means of delivery with fewer air quality impacts to 
residents, workers, and visitors to the City of National City. 

 
2. Granting the permit would constitute a nuisance or be injurious or detrimental to the 

public interest, health, safety, convenience, or welfare, or materially injurious to 
persons, property, or improvements in the vicinity and zone in which the property is 
located, because it would increase the use of diesel-powered trucks in a community 
already overburdened by emissions and further exacerbate air quality issues, and 
potential benefits of the Project do not outweigh these problems. 

 
One additional finding is recommended should the Planning Commission consider the 
denial of the CDP: 
 

3. The granting of said Coastal Development Permit is inconsistent with applicable 
plans and ordinances within the City of National City because it will increase the 
number of diesel-powered trucks within the AB 617 Portside Community. The 
increased emissions from the project would be in conflict with the goals of the 
Community Emissions Reduction Plan (CERP) to reduce emissions and improve 
air quality in environmental justice communities. The project is also inconsistent 
with potential land use decisions as required by the Health and Environmental 
Justice Element of the General Plan. 

 
Department Comments and Conditions of Approval  
Comments were received from the Building Division, Engineering Department, and Fire 
Department. The Building Division provided a standard comment related to 
conformance with applicable codes, which is included as a condition of approval. The 
Engineering Department provided standard requirements related to new developments 
and grading. Comments also addressed required right-of-way improvements for the 
proposed project, which are included as conditions of approval. The Fire Department 
provided comments related to required access and the design of fire-suppression 
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equipment. Specialized equipment in the event of fire is also required due the presence 
of hazardous materials at the proposed facility. The Planning Division has also included 
comments related to development standards and design requirements for new 
developments in the MM zone. Additional conditions are related to compliance with the 
mitigation measures required by the EIR, the project proponent’s economic benefit 
agreement, and operational standards for the proposed facility. All comments have 
been incorporated as conditions of approval as well as general conditions related to 
CUPs and CDPs and can be found in the attached draft resolution for approval. 

Summary 
The proposed project is a fuel transfer facility to be located on and adjacent to an existing 
BNSF railway that will help bring clean, renewable biofuels to the San Diego market. The 
project was evaluated for potential environmental impacts in the attached EIR and impacts 
were found to be less than significant with incorporation of the proposed fully enforceable 
mitigation measures. While the project will introduce new emissions from rail activity and 
up to 72 diesel-powered trucks entering the site daily, the emissions do not exceed 
applicable thresholds and can potentially be offset by other implementation measures 
identified in the City’s General Plan, CAP Update, and the AB 617 Portside Community 
CERP. The project proponent will be required to enter into an economic benefit agreement 
that could fund programs such as amortization or the Free Ride Around National City 
(FRANC). As the approving authority, the Planning Commission shall consider 
recommending certification of the EIR prior to considering recommendation of the 
requested CUP and CDP.  
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Planning Commission Options for Certification of the EIR 
1. Certify that the Final EIR for the Proposed Project has been completed and

processed in compliance with the requirements of CEQA; the Commission, as the
decision-making body for the City, reviewed and considered the information
contained in the EIR prior to approving the Proposed Project; and the EIR reflects
the City’s independent judgement and analysis, based on findings included in the
Resolution, or other findings to be determined by the Planning Commission; or,

2. Find that the Final EIR for the Proposed Project has not been completed and processed
in compliance with the requirements of CEQA based on findings to be determined by
the Planning Commission; or,

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

Planning Commission Options for the CUP and CDP 
1. Approve 2023-03 CUP, CDP subject to the conditions included in the Resolution, or

other conditions, and based on the findings included in the Resolution, or other findings
to be determined by the Planning Commission; or,

2. Deny 2023-03 CUP, CDP based on the attached findings, or findings to be determined
by the Planning Commission; or,

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

Attachments 
1. Draft Resolution for Certification of the Final EIR
2. Draft Resolutions for Approval/Denial of the CUP/CDP
3. Overhead
4. Site Photos
5. Applicant's Plans (Exhibit A, Case File No. 2023-03 CUP, CDP, IS, dated

2/19/2024)
6. Public Hearing Notice (Sent to 120 property owners & occupants)
7. Findings of Fact for Certification of Final EIR and MMRP
8. Final EIR (an electronic version is available at: 

https://www.nationalcityca.gov/Home/Components/Calendar/Event/17279/786#!/)
(a hard copy is available for public viewing at City Hall, 2nd Floor lobby)
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ATTACHMENT 1 

RESOLUTION NO. 2025-04 

A RESOLUTION OF THE PLANNING COMMISSION 
OF THE CITY OF NATIONAL CITY, CALIFORNIA CERTIFYING A FINAL 

ENVIRONMENTAL IMPACT REPORT FOR A PROPOSED FUEL TRANSFER 
FACILITY WITHIN BNSF RAILROAD RIGHT-OF-WAY AND BNSF-OWNED 

PROPERTY LOCATED WEST OF THE 1800 BLOCK OF CLEVELAND AVENUE AND 
NORTH OF WEST 19TH STREET, NORTH TO CIVIC CENTER DRIVE. 

APPLICANT:  SAN DIEGO CLEAN FUELS FACILITY LLC 
CASE FILE NO. 2023-03 IS 

APNS:  559-010-14, 559-040-46, 559-040-47, 559-040-48, 559-040-52, 559-076-02, 
559-091-03, & 559-091-11

WHEREAS, the Planning Commission of the City of National City, California, 
considered the Final Environmental Impact Report for the application at a duly 
advertised public hearing held on June 2, 2025, at which time the Planning Commission 
considered evidence; and, 

WHEREAS, at said public hearing the Planning Commission considered the staff 
report provided for Case File No. 2023-03 IS, which is maintained by the City and 
incorporated herein by reference; along with any other evidence presented at said 
hearing; and,  

WHEREAS, this action is taken pursuant to all applicable procedures required by 
State law and City law; and,  

WHEREAS, the action hereby taken is found to be essential for the preservation 
of the public health, safety and general welfare.  

NOW, THEREFORE, BE IT RESOLVED by the City Planning Commission of the 
City of National City, California, that the evidence presented to the Planning 
Commission at the public hearing held on June 2, 2025, supports the following findings: 

1. Pursuant to CEQA Guidelines Sections 15050 and 15051, the City is the “lead
agency” for the project.

2. The Draft EIR and Final EIR were prepared in compliance with CEQA, CEQA
Guidelines, and any City Significance Determination Thresholds.

3. The Final EIR for the San Diego Clean Fuels Facility LLC Project reflects the City
’s independent judgment and analysis in accordance with PRC Section 20182.1
(c) (3) and CEQA Guidelines section 15090(a) in reviewing, commenting on, and
revising material prepared by the consultant.
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4. An MMRP has been prepared for the project, which the City has adopted and has
made a condition of approval of the project.  That MMRP is incorporated herein by
reference and is considered part of the Record of Proceedings for the project.

5. With the certification of the EIR and approval of the Proposed Project, the
Planning Commission adopts all mitigation measures recommended by the EIR as
listed in the Mitigation Monitoring and Reporting Program

6. The MMRP designates responsibility and anticipated timing for the implementation
of mitigation measures. The City will serve as the MMRP Coordinator.

7. In determining whether the project has a significant impact on the environment,
and in adopting these Findings pursuant to Section 21081 of CEQA, the City has
based its decision on substantial evidence in the record and has complied with
CEQA Sections 21081.5 and 21082.2 and CEQA Guidelines Section 15901(b).

8. The impacts of the project have been analyzed to the extent feasible at the time of
certification of the Final EIR.

9. The Planning Commission finds that the Proposed Project would not conflict
with air quality plans or expose sensitive receptors to harmful pollutant
levels, and impacts would be less than significant. Therefore, no mitigation is
required.

10. The Planning Commission finds that the Proposed Project would have less than
significant effects related to wasteful, inefficient, or unnecessary energy
consumption during construction and is consistent with applicable state and locals
plans for renewable energy and energy efficiency.

11. The Planning Commission finds that changes or alterations have been required in,
or incorporated into, the Proposed Project which would mitigate or avoid the
significant environmental effects identified in the EIR.

12. The Planning Commission finds that Project implementation would not conflict with
applicable environmental policies of the City’s General Plan and/or State and
federal laws, regulations and orders, and that impacts would be less than
significant, and no mitigation is required.

13. The Planning Commission finds that the Proposed Project would not physically
divide an established community and would not conflict with applicable
environmental policies of the City’s General Plan, and/or local plans, and/or State
and federal laws, regulations and orders. Impacts would be less than significant,
and no mitigation is required.

14. The Planning Commission finds that the Proposed Project would not conflict with
any of the applicable plans, programs, or ordinances, or policies addressing the
circulation system. The Project is consistent with the City’s General Plan and does
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not exceed the average daily trip (ADT) threshold and would not have a significant 
vehicle miles traveled (VMT) impact.  Impacts would be less than significant. 

15. The Planning Commission finds that changes or alterations have been required in,
or incorporated into, the Proposed Project which would mitigate or avoid the
significant environmental effects to Special Status Plant and Wildlife Species
identified in the EIR.

16. The Planning Commission finds that changes or alterations have been required in,
or incorporated into, the Proposed Project which would mitigate or avoid the
significant environmental effects to Tribal Cultural Resources identified in the EIR.

17. The City reviewed the comments received on the Draft EIR and the responses
thereto and has determined that neither the comments received nor the responses
to such comments add significant new information regarding environmental
impacts associated with the project. The City has based its actions on full
appraisal of all viewpoints, including all comments received up to the date of
adoption of these Findings concerning the environmental impacts identified and
analyzed in the Final EIR.

a. The responses to comments on the Draft EIR, which are contained in the Final
EIR, clarify and amplify the analysis in the Draft EIR.

18. The City has made no decisions that constitute an irretrievable commitment of
resources toward the project prior to certification of the Final EIR, nor has the City
previously committed to a definite course of action with respect to the project.

19. Copies of all the documents incorporated by reference in the Draft EIR and/or
Final EIR are and have been available upon request at all times at the offices of
the City, custodian of record for such documents or other materials.

20. Having received, reviewed, and considered all information and documents in the
record, the City hereby conditions the project and finds as stated in these
Findings.

BE IT FURTHER RESOLVED that the Planning Commission has considered the 
proposed Environmental Impact Report No. 2023-03 IS, together with any comments 
received during the public review process, and finds on the basis of the whole record 
that there is no substantial evidence that the project will have a significant effect on the 
environment after incorporation of fully enforceable mitigation measures and that the 
Environmental Impact Report reflects the City’s independent judgment and analysis, 
and hereby certifies the Environmental Impact Report, including  the Mitigation 
Monitoring and Reporting Program, and authorizes the filing of a Notice of 
Determination. 
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BE IT FURTHER RESOLVED that copies of this Resolution be transmitted 
forthwith to the applicant and to the City Council.  

CERTIFICATION: 

This certifies that the Resolution was adopted by the Planning Commission at their 
meeting of June 2, 2025, by the following vote: 

AYES:  

NAYS: 

ABSENT: 

ABSTAIN:  

______________________________________ 
      CHAIRPERSON 
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ATTACHMENT 2 

RESOLUTION NO. 2025-05 

A RESOLUTION OF THE PLANNING COMMISSION 
OF THE CITY OF NATIONAL CITY, CALIFORNIA APPROVING A CONDITIONAL USE 

PERMIT AND COASTAL DEVELOPMENT PERMIT FOR  
A PROPOSED FUEL TRANSFER FACILITY WITHIN BNSF RAILROAD  

RIGHT-OF-WAY AND BNSF-OWNED PROPERTY, LOCATED  
WEST OF THE 1800 BLOCK OF CLEVELAND AVENUE AND NORTH OF  

WEST 19TH STREET, NORTH TO CIVIC CENTER DRIVE. 
APPLICANT:  SAN DIEGO CLEAN FUELS FACILITY LLC 

CASE FILE NO. 2023-03 CUP, CDP, IS 
APNS:  559-010-14, 559-040-46, 559-040-47, 559-040-48,  

559-040-52, 559-076-02, 559-091-03, & 559-091-11

WHEREAS, the Planning Commission of the City of National City considered 
said applications at a duly advertised public hearing held on June 2, 2025, at which time 
oral and documentary evidence was presented; and, 

WHEREAS, at said public hearings the Planning Commission considered the 
staff report contained in Case File No. 2023-03 CUP, CDP, IS maintained by the City 
and incorporated herein by reference along with evidence and testimony at said 
hearing; and, 

WHEREAS, this action is taken pursuant to all applicable procedures required by 
State law and City law.  

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City 
of National City, California, that the testimony and evidence presented to the Planning 
Commission at the public hearing held on June 2, 2025, support the following findings: 

RECOMMENDED FINDINGS FOR APPROVAL 
OF THE CONDITIONAL USE PERMIT 

1. The site for the proposed use is adequate in size and shape because the project is
proposed for an approximately 7.5-acre site comprised of railroad right-of-way and
adjacent property owned by BNSF railway. While the site exceeds the minimum lot
area of 5,000 square feet for the Medium Manufacturing (MM) zone, only one
small office structure is proposed with the majority of the site being occupied by
new railways, pumping equipment to transfer fuel, and an appropriately-size paved
service to allow for the ingress and egress of trucks. All proposed improvements
adhere to minimum setback and site design requirements.
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2. The site has sufficient access to streets and highways that are adequate in width 
and pavement type to carry the quantity and quality of traffic generated by the 
proposed use because the project location is on the west side of the City where 
adequate truck routes exist along Bay Marina Drive, Civic Center Drive, and 
Tidelands Avenue. Interstate 5 is directly accessible from these streets. In addition, 
the site has access from West 18th and West 19th Streets for ingress and egress 
of truck traffic. As a condition of approval, the West 18th Street right-of-way is 
required to be improved to the satisfaction of the City Engineer. A traffic impact 
study was completed for the proposed project and the trip generation of the 
proposed use was determined to be minimal. 

 
3. The proposed use will not have an adverse effect upon adjacent or abutting 

properties because the proposed project is an industrial use consistent with the 
Medium Manufacturing (MM) zone description in the General Plan and will be 
subject to conditions of approval that ensure safe operation of the facility. Adjacent 
and abutting properties are occupied by similar industrial and manufacturing uses. 
As a condition of approval, the project is required to include a screening wall or 
fence and enhanced landscaping to reduce visual impacts. The project is also 
required to conform to all development standards and design guidelines of the MM 
zone, as well as all the requirements of the Mitigation Monitoring and Reporting 
Program developed for this Project and incorporated as conditions in the CUP. 

 
4. The proposed use is deemed essential and desirable to the public convenience or 

welfare because the project proposes to further advance State goals to reduce the 
carbon-based emissions in the transportation sector. The proposed fuel transfer 
facility will bring approximately 13,800 barrels of biofuels to the regional market 
daily. Renewable biofuels can contribute to up to an 80% decrease in emissions 
from standard diesel fuel. The public will benefit from access to a cleaner-burning 
fuel as well as increased air quality and a reduction of GHG emissions. The use is 
consistent with the MM zone description, which is intended for uses in areas in 
which activities involve some degree of noise, vibration, air pollution, radiation, 
glare phenomena, and/or fire and explosive hazards. In addition, the project 
proponent will enter into an economic benefit agreement with the City that will 
generate funds for the purpose of reducing emissions and improving the quality of 
life for residents. 

 
RECOMMENDED FINDINGS FOR APPROVAL 
OF THE COASTAL DEVELOPMENT PERMIT 

 
1. The granting of said Coastal Development Permit will be consistent with all other 

plans and ordinances of the City of National City because the proposed use is 
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permitted, subject to a CUP, by the Land Use Code, which is consistent with the 
General Plan. As discussed in the staff report, several policies in the Land Use, 
Transportation, Safety, Noise and Nuisance, Open Space and Agriculture, and 
Conservation and Sustainability Elements of the General Plan are being met by 
the project. The project, subject to the condition of approval related to the 
establishment of an economic development agreement, is consistent with the 
policies of the Health and Environmental Justice Element because the additional 
funds can be used for the implementation of policies and programs to reduce 
emissions and improve the welfare of residents in the vicinity of the project area. 
The proposed economic benefit can also be used to further the goals of the AB 
617 Portside Community’s Community Emissions Reduction Plan (CERP). The 
project, subject to the approved mitigation measures requiring conformance with 
specific Climate Action Plan (CAP) policies, is also consistent with the CAP 
Update. 

2. The granting of said Coastal Development Permit will be consistent with and
implements the Certified Local Coastal Program because the project is located in
an area generally exempt from a Coastal Development Permit; involves a fuel
storage and distribution use, which is conditionally allowed in the MM zone; and
will not prohibit coastal access or obstruct views.

RECOMMENDED FINDING FOR 
THE CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) 

1. The proposed project has been reviewed in compliance with the California
Environmental Quality Act; an EIR was completed for the project and concluded
that the project would have no significant impacts and require no mitigation
measures, with the exception of Biological Resources, Greenhouse Gas
Emissions, and Tribal Cultural Resources. All issues identified can and will be
adequately mitigated to a less than significant level with fully enforceable project
mitigation measures.

BE IT FURTHER RESOLVED that the application for a Conditional Use Permit
and Coastal Development Permit is approved subject to the following conditions: 

General 

1. This Conditional Use Permit and Coastal Development Permit authorizes the
construction and operation of a fuel transfer facility. Except as required by Conditions
of Approval, all plans submitted for permits associated with this project shall conform
to Exhibit A, Case File No. 2023-03 CUP, CDP, IS, dated 2/15/2024.
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2. This Conditional Use Permit and Coastal Development Permit shall not become 
effective until the Environmental Impact Report associated with the project has been 
certified and the Notice of Determination filed with the CEQA State Clearinghouse. 

3. Before this Conditional Use Permit and Coastal Development Permit shall become 
effective, the applicant and the property owner shall both sign and have notarized an 
Acceptance Form, provided by the Planning Division, acknowledging and accepting all 
conditions imposed upon the approval of this permit. Failure to return the signed and 
notarized Acceptance Form within 30 days of its receipt shall automatically terminate 
the Conditional Use Permit and Coastal Development Permit. The applicant or owner 
shall also submit evidence to the satisfaction of the Planning Division that a Notice of 
Restriction on Real Property is recorded with the County Recorder. The applicant or 
owner shall pay necessary recording fees to the County. The Notice of Restriction 
shall provide information that conditions imposed by approval of the Conditional Use 
Permit and Coastal Development Permit are binding on all present or future interest 
holders or estate holders of the property. The Notice of Restriction shall be approved 
as to form by the City Attorney and signed by the Director of Community Development 
prior to recordation.  

4. Within four (4) days of approval, pursuant to Fish and Game Code 711.4 and the 
California Code of Regulations, Title 14, Section 753.5, the applicant shall pay all 
necessary environmental filing fees for the San Diego County Clerk. Checks shall be 
made payable to the San Diego County Clerk and submitted to the National City 
Planning Division. The fee is currently $4,123.50, although it may be different at time 
of filing. 

5. This permit shall expire if the use authorized by this resolution is discontinued for a 
period of 12 months or longer. This permit may also be revoked, pursuant to 
provisions of the Land Use Code, if discontinued for any lesser period of time. 

6. This Conditional Use Permit and Coastal Development Permit may be revoked if the 
operator is found in violation of any Conditions of Approval or applicable law. The 
property, the use and the permittee shall comply with all applicable law at all times. 

Building 

7. All plans submitted for improvements must comply with the current editions of the 
California Building, Electrical, Plumbing, Mechanical, and Fire Codes. 

Engineering 

8. A Grading and Improvement plan shall be required to be submitted to the National 
City Public Works Department. 

9. The following items are required to be submitted at the time the grading plans are 
submitted: 
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a. A soils report.

b. Hydrology study.

c. Hydro modification report or a letter from the engineer of work detailing why a
hydro modification is not required.

d. An engineer’s cost estimate.

e. Two copies of calculations for any retaining walls.

f. A copy of calculations for any other underground structure.

g. Completed Storm Water BMP Applicability Checklist located at this link:
https://www.nationalcityca.gov/home/showpublisheddocument/13794/6362879382
25800000.

h. A completed copy of the “Application for Grading or Construction” located at this
link:
https://www.nationalcityca.gov/home/showpublisheddocument/12543/6360906271
69130000.

10. The plans shall be drawn by a registered civil engineer licensed in the State of
California.

11. The plans shall be drawn on National City standard border with National City standard
title block and standard notes.

12. The plans shall be drawn on standard “D” size sheets.

13. Bonding in the amount of 100% of the engineer’s cost estimate is required.

14. A Storm Water BMP Maintenance Agreement shall be required.

15. Landscaped plans shall be included with the grading and improvement plans.

16. No work shall commence until a grading permit has been issued by the City of
National City and a preconstruction meeting held with the Senior Construction
Inspector.

17. All work performed shall comply with all State and local requirements and the
requirements of the Department of Toxic Substance Control.

18. Sidewalk shall be installed along the southerly side of West 18th Street from the
westerly end of West 18th Street to the alley which runs from West 18th Street to West
19th Street.

a. The sidewalk shall be aligned with the existing sidewalk east of the alley.

b. The sidewalk shall conform to the San Diego Regional Standard Drawings
(SDRSD) G-07, G-09, and G-10.
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19. Curb and gutter shall be installed along the southerly side of West 18th Street from the
westerly end of West 18th Street to the westerly side of the alley which runs from West
18th Street to West 19th Street.

a. The curb and gutter shall run from the end of the street pavement to the alleys
and connect to the existing return on the south side and have a new return
installed on the north side which mirrors the south return.

b. Curb and gutter shall be in accordance with the SDRSD G-02, G-09, and G-10.

20. West 18th Street shall be reconstructed from the alley to the westerly limit. Full depth
reconstruction with four inches of Asphalt Concrete pavement over ten inches of base
in accordance with National City Standard Drawing SB-113. Where road surface
terminates at the property line on the west end there shall be a 2” x 4” redwood
header in conformance with Cal Trans Section 02513 Asphalt Concrete Paving.

21. Fencing shall be installed where the K-rails are currently installed along the property
lines. Gate(s) shall be equipped with Knox box(es) for emergency access.

Fire 

22. Plans are to be designed, fabricated, and installed in compliance with the current
editions and standards of the National Fire Protection Association (NFPA), California
Fire Code (CFC), California Building Code (CBC), National Electrical Code (NEC),
Title 19 and local City of National City Municipal Codes. All design plans shall reflect
the most current code at time of submittal.

23. Permits shall be obtained through the City of National City’s Building and Fire
Departments. Engagement with both departments includes:  submission of site,
electrical, and fire protection plans, emergency response integration strategies, and
clear access for utilities and first responders.

24. A fire protection engineer shall be consulted and shall be instrumental in concept and
design of fire protection devices required for this project. The proposed fire protection
systems shall include the following elements:

• Early warning detection (smoke/heat), especially in enclosed structures.

• Fire alarm systems tied to building occupancy and risk.

• Fire sprinkler systems per NFPA 13.

• Clear emergency shut-off signage and system accessibility

25. The National City Fire Department follows the following preparedness
recommendations for new projects to enhance safety and readiness:

• Require full compliance with NEC, NFPA, CBC, and CFC codes.

• Perform fire flow and hydrant assessments prior to construction.
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• Design fire access road to meet CFC Section 503. 

• Special equipment needed/required to respond and safely address/tackle the 
emergency. 

• Engage in pre-incident planning and joint site inspections. 

• Conduct training drills for fuel spills/hazards and fire scenarios. 

• Conduct annual drills with NCFD and advise of any changes to the 
industry/site. 

• Ensure emergency shut-offs, placards, and safety systems are clearly marked 
and easily accessible. 

• Require NCFD sign package for new development. 

• This comprehensive approach ensures the safety and preparedness of the 
National City Fire Department and ultimately the community. For questions, 
please reach out to the Fire Department at 619-336-4550. 

26. Project will be required to apply for all hazardous material permits per the 2022 or 
current edition of the CFC with the Fire Department. 

27. The proposed office trailer shall be permitted through the National City Building 
Division as a permanent structure. 

28. If fire sprinkler and fire alarm protection is required, fire protection plans are to be 
directly submitted to the National City Fire Department under separate permit for 
review and permitting. Fees along with three (3) sets of plans including all “Cut Sheets 
and Calculations” shall be included upon submittal. Plan review shall be a 30-day plan 
review process or 21 working days. No over the counter plan review accomplished/no 
exceptions. It shall be unlawful to occupy any portion of a building or structure until the 
required fire detection, alarm and suppression system have been tested and 
approved. 

29. Fire apparatus access roads shall comply with the requirements of this section 
(Section 5 CFC 2022) and shall extend to within 150 feet of all portions of the facility 
and all portions of the exterior walls of the first story of the building as measured by an 
approved route around the exterior of the building.  Dead-end fire apparatus access 
roads in excess of 150 feet in length shall be provided with an approved area for 
turning around fire apparatus.  

30. The required width of emergency fire apparatus access roads shall not be obstructed 
in any manner, including parking of vehicles. All access roads shall be no less than 
20 feet wide, no less than 14 feet high and shall have an all-weathered road with the 
ability to support 75 thousand pounds or greater.  Where a fire hydrant is located on a 
fire apparatus road; the minimum road width shall be 26 feet.  A 28-foot turning radius 
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is required for fire department access through site.  All fire department access roads 
shall be painted and signed to prevent parking in these required designated 
emergency areas. 

31. Grade of fire apparatus road shall be within the limits established (15% Grade) by the
fire code official based on fire department’s apparatus.

32. One or more of the required access routes meeting this condition shall be located not
less than 15 feet and not greater than 30 feet from the building, and shall be
positioned parallel to one entire side of the building. The side of the building on which
aerial fire apparatus access road is positioned shall be approved by the fire code
official.

33. Aerial fire apparatus roads shall have a minimum unobstructed width of 26 feet,
exclusive of shoulders, in the immediate vicinity of the building or portion thereof.

34. The fire code official is authorized to require more than one fire apparatus road based
on the potential for impairment of a single road by vehicle congestion, condition of
terrain, climatic conditions other factors that could limit access. A secondary roadway
will be required.

35. Where two fire apparatus roads are required, they shall be placed a distance apart
equal to not less than one-half of the length of the maximum overall diagonal
dimension of the property or area to be served, measured in a straight line between
access.

36. Fire hydrants to be located throughout the project as not to have a separation distance
greater than 300 feet. Fire hydrants to be located within 300 feet of all locations which
are roadway accessible. (Measurement starts from nearest existing fire hydrant to
project).

37. The following items pertain to fire hydrants:

A. Size and location, including size and number of outlets and whether outlets are to
be equipped with independent gate valves.

B. Fire hydrant to be of three outlet design.

38. Provide calculation confirming flow availability to meet fire flow demands and supply
large diameter hose (4 inch).

39. Fire hydrants to be marked by use of blue reflective marker in the roadway.

40. Upon submittal for an underground permit, the following shall be included:

- Data sheet for Back-Flows

- Data sheets for Private and Commercial Hydrants

- Data sheets for Post Indicator Valves
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o Information on required fire hydrants back-flow devices, etc.; can be 
acquired from Sweetwater Authority. All pipe and their appliances, shall 
meet industry/code standards for underground use 

41. An Aqueous Film Forming Foam Fluorine Free Firefighting platform and additional fire 
hydrants shall be installed on site to the satisfaction of the National City Fire 
Department for use in the event of a fire. 

42. Prior to the commencement of operations, a completed Facility Response Plan (FRP) 
shall be submitted to both the National City Fire Department and National City 
Planning Division. 

43. As part of the operational and safety planning related to the deployment of business 
infrastructure, the National City Fire Department will implement a cost recovery 
component to ensure fiscal responsibility during emergency incidents. Cost recovery 
will be defined as the reimbursement of expenses incurred by the fire department in 
the course of an emergency response involving business systems or installations. This 
includes, but not limited to:  personnel costs, equipment usage, and damaged or lost 
equipment. The cost recovery framework ensures that the department remains 
equipped and funded to maintain operational readiness without placing undue 
financial burden on the municipality or local taxpayers. 

44. Additional comments may be required based on additional information provided due to 
the above comments. Final approval contingent upon final field inspection and 
compliance with all applicable codes and ordinances. 

Planning  

45. This Conditional Use Permit and Coastal Development Permit authorizes the 
construction and operation of a fuel transfer facility for various biofuels. The transfer 
and handling of any other fuel or product, except for necessary additives, is strictly 
prohibited. The average daily transfer volume of product shall not exceed 13,800 
barrels of fuel per day. 

46. A qualified professional archaeologist, meeting or working under the direction of 
someone meeting the Secretary of the Interior’s Professional Qualifications Standards 
for prehistoric and historic archaeology should be retained to monitor all ground-
disturbing activities associated with the construction of the project, including 
vegetation removal, clearing, grading, trenching, excavation, or other activities that will 
disturb original (pre-project) ground. The monitor must have the authority to 
temporarily pause activity at the location in the event of an unanticipated discovery, as 
identified in mitigation measure (MM) CUL-1 of the Mitigation Monitoring and 
Reporting Program (MMRP). 

47. A Native American monitor from a tribe that is traditionally and culturally affiliated with 
the Project Area should be retained to monitor all ground-disturbing activities 
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associated with Project construction, including vegetation removal, clearing, grading, 
trenching, excavation, or other activities that will disturb original (pre-project) ground. 
The Native American monitor should have the authority to temporarily pause activity at 
the location in the event of an unanticipated discovery, so that he or she can 
coordinate with the Project archaeologist on the identification of a potential cultural 
resource, as identified in MM-CUL-2 of the MMRP. 

48. If subsurface deposits believed to be cultural or human in origin are discovered during
construction, all work must halt within a 100-foot radius of the discovery. A qualified
professional archaeologist, meeting the Secretary of the Interior’s Professional
Qualification Standards for pre-contact and historic archaeology, shall be retained to
evaluate the significance of the find, and shall have the authority to modify the no-
work radius as appropriate, using professional judgment, as identified in MM-CUL-3 of
the MMRP.

49. The project shall implement the following applicable greenhouse gas-reducing
measures, consistent with the National City Climate Action Plan Update, as identified
in MM-GHG-1 of the MMRP:

• Prior to issuance of a building permit, the applicant shall demonstrate that the
employee parking lot is electric vehicle ready on the plans (i.e., charging
stations, preferred parking, etc.).

• Limit idling times for all employee and tanker truck vehicles, as well as
construction equipment, to less than 5 minutes.

• Prior to issuance of a building permit, the applicant shall demonstrate
implementation of all applicable Nonresidential Voluntary Measures of the
California Green Building Standards Code – Part 11, Title 24, California Code
of Regulations (CalGreen) from the Planning and Design, Energy Efficiency,
Water Efficiency and Conservation, and Material Conservation and Resource
Efficiency Divisions (Appendix A5 of the 2022 California Green Building
Standards Code). These measures shall include, but are not limited to, energy
efficiency enhancements, water use reduction, sustainable building materials,
improved indoor environmental quality, and waste management strategies.

50. Prior to the start of construction activities, a qualified biologist shall salvage seed from
the Nuttall’s Acmispon (Acmispon prostratus) during the appropriate time of year
(June to October), store under appropriate conditions, and coordinate donation of the
seeds with a refuge and/or plant nursery (e.g., Sweetwater Marsh National Wildlife
Refuge and Native West Nursery) that would apply seed within the refuge boundaries.
Appropriate seed storage conditions are in a paper bag, placed in a dry location out of
direct sunlight, away from moisture, ideally at 72 degrees Fahrenheit. Seed shall be
collected from June to October 2024 and the subsequent spring (2025), provided that
the plant is present and ready to seed, as identified in MM-BIO-1 of the MMRP.
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51. Where feasible, ground-disturbing activities, including vegetation removal, shall be 
conducted during the non-breeding season (approximately September 1 through 
January 14) to avoid violations of the MBTA and California Fish and Game Code §§ 
3503, 3503.5 and 3513. Several species identified as having potential to nest year-
round; therefore, regardless of time of year, a pre-construction survey for nesting birds 
and special-status avian species shall be conducted by a qualified biologist 
(experienced in the identification of avian species and conducting nesting bird 
surveys) if activities with the potential to disrupt nesting birds or special-status avian 
species are scheduled to occur. The survey shall include the Proposed Project and 
adjacent areas where Project activities have the potential to cause nest failure. The 
pre-construction survey shall be conducted no more than three days prior to the start 
of ground-disturbing activities (including vegetation removal) within the bird breeding 
season. Site preparation and construction activities may begin if no nesting birds or 
special status avian species are observed during the survey. If nesting birds or raptors 
or special-status avian species are found to be present, avoidance or minimization 
measures shall be implemented to avoid potential Proposed Project-related impacts to 
the species. Avoidance and minimization measures shall be developed by the 
qualified biologist and may include seasonal work restrictions, additional survey and 
monitoring requirements, or non-disturbance buffers established around active nests 
until the biologist has determined that the nesting cycle is completed. The width of 
non-disturbance buffers established around active nests will be determined by the 
qualified biologist (300 feet is typically recommended for songbirds and 500 feet is 
typically recommended for raptors). Once nesting is deemed complete by the qualified 
biologist as determined through periodic nest monitoring, the non-disturbance buffer 
will be removed by the qualified biologist and project work may resume in the area, as 
identified in MM-BIO-2 of the MMRP. 

52. If tree trimming and removal activities are required, these activities should take place 
outside of the bat maternity season (April 1 to August 31) to the greatest extent 
feasible. If tree removal must take place during the maternity season, a pre-removal 
bat survey shall take place to determine if bats are roosting in the trees. If bats are 
determined to be present in the trees during surveys, tree removal shall be postponed 
until after the maternity season (September 1 through March 31). All tree-trimming 
and removal activities shall be conducted under the direct supervision of a qualified 
bat biologist. 

To minimize direct mortality to any roosting bats, including western yellow bat, each 
palm tree requiring removal shall be trimmed using a two-step process conducted over 
two consecutive days. On the first day only the outermost fronds of each individual 
tree shall be removed, including the uppermost live fronds (the top of the tree) entirely 
on the first day along with the upper 25 percent of the frond skirt. The innermost 
fronds shall not be trimmed. No more than 50 percent of the palm fronds shall be 
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removed from each tree during Day 1. This method would allow for sufficient 
disturbance of the tree that would encourage any roosting bats within the frond skirt to 
abandon the tree during evening emergence without directly impacting roosting bats 
within the skirt. The remainder of the tree should be removed on the second day. This 
procedure need not be implemented if the tree does not have fronds. All fronds must 
be removed/trimmed using chainsaws or other hand-tools. No use of heavy 
equipment shall be used to remove fronds. 

If bats emerge at any time during the tree trimming, trimming activities shall cease at 
that individual tree for the remainder of the day to allow for any additional bats roosting 
in the tree to emerge during evening hours when it is safe and appropriate for them to 
do so. Trimming of the tree may resume the following morning. 

Tree trimming activities in the fall should be conducted on days when weather 
conditions are such that roosting bats are unlikely to be in torpor (predicted overnight 
lows on evenings before and after the tree trimming activities are above 45°F) to the 
extent practicable, as identified in MM-BIO-3 of the MMRP. 

53. A maximum of 72 trucks may enter the site for the purposes of fuel transport per day.
No vehicles used for fuel transport shall be stored on adjacent public streets.

54. Prior to the issuance of building permits for this project, an operations plan shall be
submitted to the National City Planning Division for review and approval. The
operations plan shall include, at a minimum, the following:

• A description of how logs will be maintained on the amount of product
transferred at the site and the number of trucks transporting fuel.

• A restriction on the maximum number of trucks to enter the site on a daily
basis.

• A detailed description of routes that incoming and exiting trucks will use.
Routes shall be based on established truck routes in the City of National City.

• A restriction on truck idling per NCMC Chapter 11.34.

• A description of how the operator will prevent standing or staging of trucks
within the right-of-way before fuel is loaded.

55. The project proponent shall enter into an economic benefit agreement with the City of
National City providing annual funds for the life of the project in the amount of
$200,000.00 for the purpose of implementing strategies aimed at the reduction of
emissions and improving the quality of life within neighborhoods in the vicinity of the
proposed facility. The agreement shall be reviewed by the City Attorney’s office and
approved by the City Council prior to the commencement of fuel transfer operations at
the facility. The use of funds shall be dedicated to the implementation of the goals and
strategies found in the AB 617 Portside Community’s approved Community Emissions
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Reduction Plan (CERP), the City’s approved Climate Action Plan (CAP), and/or other 
policies explicitly stated in the City’s General Plan that are reasonably related to the 
stated purpose of the funds. 

56. At all times, the facility shall be operated in conformance with all San Diego Air
Pollution Control District (SDAPCD) rules and regulations pertaining to the proposed
use including, but not limited to, nuisance odors and emissions standards.

57. All required federal, state, or local permits for the installation and operation of the
facility shall be approved prior to start of operations. Permits shall be maintained for
the life of the project. Failure to maintain proper operating permits shall constitute a
violation of this CUP and CDP.

58. All development plans submitted for the construction of the proposed facility shall
adhere to the design regulations of Section 18.18.180 of the previous Land Use Code
(Ord. 1503 § 1 (part), 1976: NCLUC § 972-6 (part)). Specifically, the proposed office
structure on site shall conform with the materials standards of Section 18.18.240 of
the previous Land Use Code (Ord. 1892 § 5, 1986; Ord. 1503 § 1 (part), 1976:
NCLUC § 972-6.04)

59. The applicant shall provide a solid six-foot high perimeter wall or fence around the
proposed development, subject to visibility triangle requirements for driveways and
operational requirements for railway tracks for the purposes of screening the fuel
transfer facility and reducing potential noise impacts on the surrounding area. The
screening wall or fence shall be protected with graffiti-resistant coating to a height of
six feet on all sides facing the exterior of the property. The wall or fence shall be
provided in addition to required landscaping.

60. A landscape plan shall be submitted with development plans in conformance with
Chapter 18.54 of the previous Land Use Code (Ord. No. 2010-2331, § 1; 3-2-2010).
All landscaped areas shall be maintained for the life of the project.

61. Street trees shall be provided at a ratio of one tree per 30 feet along West 18th Street,
West 19th Street, and the alley to the east, excepting the portions of frontages
occupied by driveways. Trees shall be 24” box size or larger, preferably mature, and
of a species providing the maximum shade canopy to the extent permitted by
overhead power lines.

62. Shrubs shall be provided at a minimum of two shrubs per six feet along West 18th

Street, West 19th Street, and the alley to the east, excepting the portions of frontages
occupied by driveways. Shrubs shall be a minimum 10-gallon size. Shrubs shall be
located on the right-of-way side of the screening wall or fence along West 18th and
19th Streets.

63. Plans submitted for construction shall conform to Chapter 18.60 – Outdoor Lighting of
the previous Land Use Code (Ord. 1503 § I (part), 1976: NCLUC § 975-10).
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64. Plans submitted for construction shall conform to Chapter 18.86 - Mechanical 
Equipment of the previous Land Use Code (Ord. 1503 § 1 (part), 1976: NCLUC § 
976-1 (part)). 

65. Applicant shall coordinate with EDCO to determine the appropriate trash and recycling 
needs for the project. Location of trash and recycling shall be shown on building 
permit plans and screened from public view. 

66. The design of the project shall not interfere with the ability to utilize Zero Emissions 
Vehicles (ZEVs) in facility operations. 

67. The operator shall work with local outlets to inform residents of employment 
opportunities at the fuel transfer facility. At a minimum, new positions shall be posted 
on the National City Chamber of Commerce website. 

68. The applicant shall comply with all applicable standards required by outside agencies 
and service providers. It is advised that, at a minimum, San Diego Gas and Electric 
and Sweetwater Authority be consulted prior to the submittal of development permits. 

Indemnification Agreement 
 The Applicant shall defend (with counsel acceptable to the City), indemnify, and 
hold harmless the City, its agents, officers, and employees from any and all claims, 
actions, proceedings, damages, judgments, or costs, including attorney's fees, against 
the City or its agents, officers, or employees, relating to the issuance of this permit 
including, but not limited to, any action to attack, set aside, void, challenge, or annul this 
development approval and any environmental document or decision, whether under the 
California Environmental Quality Act or under other laws or regulations. The City will 
promptly notify the Applicant of any claim, action, or proceeding. The City may elect to 
conduct its own defense, participate in its own defense, or obtain independent legal 
counsel in defense of any claim related to this indemnification. In the event of such 
election, the Applicant shall pay all of the costs related thereto, including without limitation 
reasonable attorney's fees and costs. In the event of a disagreement between the City 
and Applicant regarding litigation issues, the City shall have the authority to control the 
litigation and make litigation-related decisions, including, but not limited to, settlement or 
other disposition of the matter. However, the Applicant shall not be required to pay or 
perform any settlement unless such settlement is approved by the Applicant, which 
approval shall not be unreasonably withheld. 
 

BE IT FURTHER RESOLVED that copies of this Resolution be transmitted 
forthwith to the applicant and to the City Council. 
 

BE IT FINALLY RESOLVED that this Resolution shall become effective and final 
on the day following the City Council meeting where the Planning Commission 
resolution is set for review, unless an appeal in writing is filed with the City Clerk prior to 
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5:00 p.m. on the day of that City Council meeting. The City Council may, at that 
meeting, appeal the decision of the Planning Commission and set the matter for public 
hearing. 

CERTIFICATION: 

This certifies that the Resolution was adopted by the Planning Commission at their 
meeting of June 2, 2025, by the following vote: 

AYES:   

NAYS:  

ABSENT: 

ABSTAIN: 

________________________ 
CHAIRPERSON 
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RESOLUTION NO. 2025-05

A RESOLUTION OF THE PLANNING COMMISSION 
OF THE CITY OF NATIONAL CITY, CALIFORNIA DENYING A  

CONDITIONAL USE PERMIT AND COASTAL DEVELOPMENT PERMIT  
FOR A PROPOSED FUEL TRANSFER FACILITY WITHIN BNSF RAILROAD 

RIGHT-OF-WAY AND BNSF-OWNED PROPERTY LOCATED WEST OF  
THE 1800 BLOCK OF CLEVELAND AVENUE AND NORTH OF  

WEST 19TH STREET, NORTH TO CIVIC CENTER DRIVE. 
APPLICANT:  SAN DIEGO CLEAN FUELS FACILITY LLC 

CASE FILE NO. 2023-03 CUP, CDP, IS 
APNS:  559-010-14, 559-040-46, 559-040-47, 559-040-48,  

559-040-52, 559-076-02, 559-091-03, & 559-091-11

WHEREAS, the Planning Commission of the City of National City considered 
said applications at a duly advertised public hearing held on June 2, 2025, at which time 
oral and documentary evidence was presented; and, 

WHEREAS, at said public hearings the Planning Commission considered the 
staff report contained in Case File No. 2023-03 CUP, CDP, IS maintained by the City 
and incorporated herein by reference along with evidence and testimony at said 
hearing; and, 

WHEREAS, this action is taken pursuant to all applicable procedures required by 
State law and City law.  

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City 
of National City, California, that the testimony and evidence presented to the Planning 
Commission at the public hearing held on June 2, 2025, support the following findings: 

RECOMMENDED FINDINGS FOR DENIAL 
OF THE CONDITIONAL USE PERMIT 

1. The proposed fuel transfer facility is not deemed essential and desirable to the
public convenience and welfare, because the delivery of biofuels can be
accomplished through other means of delivery with fewer air quality impacts to
residents, workers, and visitors to the City of National City.

2. Granting the permit would constitute a nuisance or be injurious or detrimental to
the public interest, health, safety, convenience, or welfare, or materially injurious to
persons, property, or improvements in the vicinity and zone in which the property is
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located, because it would increase the use of diesel-powered trucks in a 
community already overburdened by emissions and further exacerbate air quality 
issues, and the potential benefits of the Project do not outweigh these problems. 

RECOMMENDED FINDINGS FOR DENIAL 
OF THE COASTAL DEVELOPMENT PERMIT 

1. The granting of said Coastal Development Permit is inconsistent with applicable
plans and ordinances within the City of National City because it will increase the
number of diesel-powered trucks within the AB 617 Portside Community. The
increased emissions from the project would be in conflict with the goals of the
Community Emissions Reduction Plan (CERP) to reduce emissions and improve
air quality in environmental justice communities. The project is also inconsistent
with potential land use decisions as required by the Health and Environmental
Justice Element of the General Plan.

BE IT FURTHER RESOLVED that the application for a Conditional Use Permit
and Coastal Development Permit is hereby denied. 

BE IT FURTHER RESOLVED that copies of this Resolution be transmitted 
forthwith to the applicant and to the City Council. 

BE IT FINALLY RESOLVED that this Resolution shall become effective and final 
on the day following the City Council meeting where the Planning Commission 
resolution is set for review, unless an appeal in writing is filed with the City Clerk prior to 
5:00 p.m. on the day of that City Council meeting. The City Council may, at that 
meeting, appeal the decision of the Planning Commission and set the matter for public 
hearing. 

CERTIFICATION: 

This certifies that the Resolution was adopted by the Planning Commission at their 
meeting of June 2, 2025, by the following vote: 

AYES:   

NAYS:  

ABSENT: 

ABSTAIN: 
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________________________ 
CHAIRPERSON 
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ATTACHMENT 3 
 

2023-03 CUP, CDP, IS – Project Area – Overhead 
 

 
 

N 
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ATTACHMENT 4 

2023-03 CUP, CDP, IS – Site Photos 
 

 
 

West 19th Street looking north toward proposed transfer facility location (2025)  
 

 
 

West 19th Street looking north toward location of new rail spurs (2025) 
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ATTACHMENT 4 

 

 
 

View from the end of West 18th Street (2022) 
 

 
 

View of the existing Civic Center Drive rail crossing toward the proposed facility (2022) 
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NOTICE OF PUBLIC HEARING 
A FINAL ENVIRONMENTAL IMPACT REPORT TO ASSESS PROJECT IMPACTS OF A 

CONDITIONAL USE PERMIT AND COASTAL DEVELOPMENT PERMIT FOR A PROPOSED FUEL 
TRANSFER FACILITY WITHIN BNSF RAILROAD RIGHT-OF-WAY AND BNSF-OWNED 

PROPERTY LOCATED WEST OF THE 1800 BLOCK OF CLEVELAND AVENUE AND NORTH OF 
WEST 19TH STREET, NORTH TO CIVIC CENTER DRIVE. 

CASE FILE NO.: 2023-03 CUP, CDP, IS 
APNS: 559-010-14, 559-040-46, 559-040-47, 559-040-48,  

559-040-52, 559-076-02, 559-091-03, & 559-091-11

NOTICE IS HEREBY GIVEN that the National City Planning Commission will hold a public hearing 
after the hour of 6:00 p.m. Monday, June 2, 2025, in the City Council Chambers, located at the Civic 
Center, 1243 National City Boulevard, National City, California, on the following item:  

The applicant (Applicant: Cindy Fleming, Fleming Alliance Architecture) proposes to construct and 
operate a fuel transfer facility within an approximately 7.5-acre site located on and adjacent to existing 
Burlington Northern & Santa Fe (BNSF) railway tracks. The location is between Civic Center Drive 
and West 19th Street and to the west of Cleveland Avenue. Rail cars will be delivered to the facility 
utilizing an existing rail spur that will be reconfigured to provide capacity for up to 21 rail cars. Clean 
renewable and biofuels (renewable diesel, ethanal, and sustainable aviation fuel (SAF)) will then be 
transferred from the rail cars to trucks with an above-ground pump system. No fuel will be stored on 
site. The quantity of transferred fuel will be approximately 13,800 barrels of fuel per day. The site 
would receive up to 72 trucks a day, which would deliver the fuel to retail clients in the metropolitan 
San Diego area. The Planning Commission will also consider findings presented in the Final 
Environmental Impact Report (EIR) that the potential proposed project impacts may be mitigated to 
below a level of significance as contemplated under the California Environmental Quality Act. 

Information is available for review at the City’s Planning Division, Civic Center. Members of the public 
are invited to comment orally at the hearing or in writing. Written comments should be received by the 
Planning Division on or before 2:00 p.m., June 2, 2025 by submitting it to 
PlcPubComment@nationalcityca.gov.  Planning staff can be contacted at 619-336-4310 or 
planning@nationalcityca.gov. 

Under California Government Code section 65009, if you challenge the nature of the proposed action 
in court, you may be limited to raising only those issues you or someone else raised at the public 
hearing described in this notice, or in written correspondence delivered to the Planning Commission 
at, or prior to, the public hearing. 

Please refer to the official posted agenda on the City’s website (nationalcityca.gov) prior to the 
meeting for the staff report for this item and/or changes to the agenda. 
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Introduction 1-1 April 2025 

1.0 INTRODUCTION 

The California Environmental Quality Act (CEQA) (Public Resources Code [PRC] Section 21000 et seq.) and 
the CEQA Guidelines (14 Code of California Regulations Section 15000 et seq.) state that if it has been 
determined that a project may have a significant impact on the environment then an Environmental 
Impact Report (EIR) must be prepared. Accordingly, an EIR has been prepared by the City of National City 
(City) to evaluate potential environmental effects that may result from the proposed San Diego Clean 
Fuels Facility LLC Project (Proposed Project).  

The documentation prepared to comply with CEQA for this Proposed Project, including the Notice of 
Preparation, Notice of Availability, Draft EIR and appended Technical Studies, and Final EIR constitute the 
EIR for this Proposed Project. These documents will be referred to collectively as the EIR. These Findings of 
Fact are based on, and summarize, the EIR documents.   

The EIR documents that constitute the record of proceedings upon which the City ’s Council decision is 
based are available in electronic format at City’s website at the following link: 

https://www.nationalcityca.gov/government/community-development/planning/current-projects   

The City is the custodian of the Final EIR documents that constitute the record of proceedings. The record 
of proceedings is provided in compliance with CEQA PRC Section 21081.6(a)(2) and CEQA Guidelines 
Section 15091(e). 

1.1 Certification 

On June 2, 2025 and in accordance with CEQA Guidelines Section 15090, the Planning Commission of 
National City (Commission) certifies that: 

a) The Final EIR for the Proposed Project has been completed and processed in compliance 
with the requirements of CEQA; 

b) The Commission, as the decision-making body for City, reviewed and considered the 
information contained in the EIR prior to approving the Proposed Project; and 

c) The EIR reflects City’s independent judgment and analysis. 

The City has exercised independent judgment in accordance with CEQA PRC Section 21082.1(c). 

1.2 Statutory Requirements for Findings 

CEQA (PRC Section 21081) and the CEQA Guidelines (PRC Section 15091) require that no public agency 
approve or carry out a project for which an EIR has been certified that identifies one or more significant 
effects of the project on the environment unless the public agency makes one or more written findings for 
each of these significant effects, accompanied by a brief explanation of the rationale for each finding. The 
possible findings, which must be supported by substantial evidence in the record, are: 

1. Changes or alterations have been required in, or incorporated into, the project which 
mitigate or avoid the significant effects on the environment. 
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2. Changes or alterations are within the responsibility and jurisdiction of another public 
agency and have been, or can and should be, adopted by that other agency. 

3. Specific economic, legal, social, technological, or other considerations make infeasible the 
mitigation measures or alternatives identified in the Environmental Impact Report. 

For those significant effects that cannot be mitigated to a level that is less than significant, the public 
agency is required to find that specific overriding economic, legal, social, technological, or other benefits 
of the project outweigh the significant effects on the environment.  

In addition, CEQA requires a public agency to make a finding that the EIR reflects the public agency’s 
independent review and judgment. In accordance with the provisions of CEQA and the CEQA Guidelines, 
the Commission finds that the Final EIR for the San Diego Clean Fuels Facility LLC Project (State 
Clearinghouse Number 2024050468) reflects City ’s independent review and judgment. 

The Final EIR identifies significant or potentially significant environmental effects prior to and after 
mitigation that may occur as a result of approval of the Proposed Project. In accordance with the 
provisions of CEQA and the CEQA Guidelines, the Commission of National City adopts these Findings as 
part of its certification of the EIR.  

In conjunction with its adoption of these Findings, the Commission has reviewed and considered a 
substantial amount of material including, but not limited to, the following: 

1. The Draft EIR for the and all appendices thereto. 
2. The Final EIR for the including the comments, responses to comments, and a list of all 

persons, organizations, and public agencies commenting during the 54-day public and 
agency review period. 

3. The Mitigation Monitoring and Reporting Program. 
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2.0 PROJECT SUMMARY 

2.1 Project Location  

The San Diego Clean Fuels Facility LLC Project is located in San Diego County in the City of National City 
(City). The Project Area is located between the existing buildings along Cleveland Avenue and the existing 
Burlington Northern Santa Fe (BNSF) Railway tracks and between Civic Center Drive and West 19th Street. 
The Project Area is approximately 6.5 acres and is primarily unimproved and undeveloped. The site 
address is 830 West 18th Street. 

2.2 Project Description 

The Proposed Project USD Clean Fuels (USD-CF) proposes to construct a transloading facility on the BNSF 
Railway railroad right-of-way (ROW) and adjacent BNSF-owned property. The Project Area is 
approximately 6.5 acres and is primarily unimproved and undeveloped. The area was formerly used for 
railroad and industrial purposes. 

The purpose of the Proposed Project is to provide a new transloading facility along the BNSF Railroad to 
deliver renewable fuels to the San Diego market. The Proposed Project will achieve its objectives by 
providing needed infrastructure, safety improvements, employment opportunities and access to 
renewable fuels. The Proposed Project will assist the City in advancing the goal of the State of California’s 
Carbon Neutrality Goals and Low-Carbon Fuels Standards. Additional Project details and specific Project 
characteristics and construction activities are found in Chapter 2.0 of the Final EIR 

3.0 ENVIRONMENTAL REVIEW AND PUBLIC PARTICIPATION 

The EIR for the San Diego Clean Fuels Facility, LLC Project was prepared pursuant to CEQA (PRC Section 
21000 et seq.), the CEQA Guidelines (14 Code of California Regulations Section 15000 et seq.), and City ’s 
Local CEQA Guidelines. CEQA allows for various steps to encourage public participation in the 
environmental review process, as summarized below.   

3.1 Scoping 

Prior to the preparation of the Final EIR, the City, as Lead Agency, prepared a Notice of Preparation (NOP) 
for the Proposed Project. A copy of the NOP is provided in Appendix A of the Draft EIR. The City circulated 
the NOP for the Draft EIR to the State Clearinghouse and other interested parties on May 5, 2024. 
Pursuant to Section 15082 of the State CEQA Guidelines, recipients of the NOP were requested to provide 
responses within 30 days after their receipt of the NOP. The NOP was also published in the following 
newspapers: 

 The Star News – Chula Vista and National City (May 3, 2024) 

The City held a public scoping meeting on May 23, 2024, to present the Proposed Project and solicit 
comments. The public scoping meeting was held at the National City Public Library community room 
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located at 1401 National City Boulevard., pursuant to the requirements of Section 15082(c)(1) of the State 
CEQA Guidelines. 

Twenty-seven comment cards were received at the public scoping meeting and 11 comment letters were 
received by mail and email.  

As a result of the scoping process and based on written comments received from the commenters, the 
following issue areas were considered to require further resolution prior to making an informed decision 
on the Proposed Project and would be addressed in the Draft EIR: 

 Air Quality 

 Biological Resources 

 Energy 

 Greenhouse Gas Emissions 

 Hazards and Hazardous Materials  

 Land Use and Planning 

 Noise 

 Transportation 

 Tribal Cultural Resources  

Environmental impacts identified as potentially significant but that can be mitigated to a level of less than 
significant through the implementation of mitigation measures are described in this document in Section 
4.3.2.  Alternatives to the Proposed Project considered in the EIR are described in this document in Section 
4.4. 

The Draft EIR was prepared using technical studies prepared for the Project, which are appended to the 
Draft EIR, including: 

 Draft Initial Study for the San Diego Clean Fuels Facility LLC Project (May 2024) (ECORP 2024b; 
Appendix A) 

 Air Quality & Greenhouse Gas Emissions Assessment for the San Diego Clean Fuels Facility LLC 
Project (September 2024) (ECORP 2024a; Appendix B) 

 Biological Resources Assessment for the San Diego Clean Fuels Terminal LLC Project (July 2022) 
(ECORP 2022a; Appendix C) 

 Aquatic Resources Delineation for the San Diego Clean Fuels Terminal LLC Project (July 2022) 
(ECORP 2022b; Appendix D) 

 Fuel Consumption Calculations, (20242) (ECORP; Appendix E) 
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 Report of Geotechnical Investigation, USD Group Clean Fuels Rail Terminal (May 2022) (Group 
Delta 2022; Appendix F) 

 Noise Model Output, (2024) (ECORP; Appendix G) 

 Traffic Impact Analysis for the Transload Clean Fuels Facility, 18th Street and Cleveland Avenue 
(September 2024) (KOA 2024; Appendix H) 

Existing documentation from San Diego County and the City of National City and other publicly available 
documents were also used to prepare the Draft EIR. Agency documents are available for review at their 
respective agency website or office.  

Environmental resource areas not carried forward for further analysis in the Draft EIR included: 

The City determined during preparation of the Initial Study Environmental Checklist (Appendix A) that the 
Proposed Project would have either a Less than Significant or No Impact finding associated with the 
following resources: Aesthetics, Agricultural and Forestry Resources, Geology and Soils, Hydrology and 
Water Quality, Mineral Resources, Population and Housing, Public Services, Recreation, Utilities and 
Service Systems, and Wildfire.  

3.1.1 Draft EIR Circulation and Opportunities for Comment 

The Draft EIR and Notice of Availability (NOA) were distributed for review and comment to a mailing list 
that included local, regional, and state agencies, tribal governments, stakeholders, and other interested 
parties for a 54-day public and agency review period from December 6, 2024, through January 28, 2025.  

The NOA was also filed at the San Diego County Clerk and posted on National City’s website at:   

https://www.nationalcityca.gov/government/community-development/planning/current-project  

 The NOA was also published in the following newspapers: 

 The Star News – Chula Vista and National City (December 6, 2024) 

The Notice of Completion (NOC) was submitted to the State Clearinghouse along with an electronic copy 
of the Draft EIR for distribution to state agencies. 

3.2 Final EIR 

During the 54-day public review period for the Draft EIR, the City received seven written comment letters. 
The City prepared the Final EIR and, pursuant to CEQA PRC Section 21092.5; as such, the City provided 
written responses to the commenters within the statutory time frame. The letters are included as 
Appendix I of the Final EIR. The MMRP is included as Appendix J of the Final EIR and Chapter 6 herein. 

No written comments provided during the 54-day public comment period have produced substantial new 
information requiring recirculation or additional environmental review under CEQA Guidelines Section 
15088.5.  
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The Final EIR and MMRP were taken to the National City Council publicly noticed meeting for 
consideration of approval and certification. 
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4.0 FINDINGS 

4.1 Organization/Format of Findings 

In compliance with CEQA statutory requirements (PRC Section 21081), the Findings of Fact are organized 
as follows: 

 General findings 

 Environmental impact findings 

• Less than significant impacts requiring no mitigation;  

• Potentially significant impacts that can be mitigated to below a level of significance; 

• Cumulative impacts; and 

 Findings regarding Project Alternatives. 

4.2 General Findings 

4.2.1 Independent Judgment Finding 

ECORP Consulting, Inc. (ECORP) prepared the EIR under the supervision and direction of City staff.  

Finding: The Final EIR for the San Diego Clean Fuels Facility LLC Project reflects City ’s independent 
judgment in accordance with PRC Section 20182.1 (c) (3) in reviewing, commenting on, and 
revising material prepared by the consultant. 

4.2.2 General Finding on Mitigation Measures 

The Planning Commission takes action to certify the EIR. In conjunction with the certification of the EIR, 
the Planning Commission adopts the mitigation measures stated in the Final EIR and in the Mitigation 
Monitoring and Reporting Program (Chapter 5 of the Final EIR). 

Finding: With the certification of the EIR and approval of the Proposed Project, the Planning 
Commission adopts all mitigation measures recommended by the EIR as listed in the 
Mitigation Monitoring and Reporting Program. 

4.3 Environmental Impact Findings 

The Draft EIR, Final EIR, these Facts, and other information in the administrative record serve as the basis 
for City’s environmental determinations. The detailed analysis of potentially significant environmental 
effects and mitigation measures for the Proposed Project is presented in Sections 3, 4, and 5 of the Draft 
EIR. Responses to comments received on the Draft EIR from the public and other government agencies 
are provided in Section 3 of the Final EIR. 

The Draft EIR evaluated the following environmental categories for potential impacts: 
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4.3.1 Less than Significant Impacts Requiring No Mitigation 

 Air Quality 

 Energy 

 Hazards and Hazardous Materials  

 Land Use and Planning 

 Noise 

 Transportation 

4.3.2 Potentially Significant Impacts that Can Be Mitigated to Below a Level of Significance 

 Biological Resources 

 Greenhouse Gas Emissions 

 Tribal Cultural Resources 

 

Both Project-specific and cumulative impacts were evaluated. Of these nine major categories, the Planning 
Commission concurs with the conclusions in the EIR that the issues discussed in Sections 4.3.1 and 4.3.2 
below are either less than significant and do not require mitigation or will be reduced to below a level of 
significance with the implementation of mitigation measures.  

4.3.1 Less than Significant Impacts Requiring No Mitigation 

The following issues were identified in the DEIR to have no potential to cause either Project-specific or 
cumulative significant environmental impacts and therefore do not require mitigation. In the following 
sections, each resource issue is identified and the potential for significant adverse environmental effects is 
discussed. 

Air Quality 

Summary of Potential Environmental Impacts Evaluated:  The Proposed Project would result in air 
emissions from construction due to the use of heavy equipment and from operations of the proposed 
facility. 

Finding: The Planning Commission finds that the Proposed Project would not conflict with air quality 
plans or expose sensitive receptors to harmful pollutant levels, and impacts would be less 
than significant. Therefore, no mitigation is required. 

Facts Supporting the Finding:  Air Quality is fully discussed and analyzed in Chapter 3.1 of the Draft EIR. 
The Proposed Project aligns with local land use plans, supports cleaner fuel use, and would improve air 
quality by reducing emissions and vehicle miles. Modeling shows that construction and operational 
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emissions are below federal and state significance thresholds and would not contribute to a significant 
increase in pollutants. A Health Risk Assessment confirms that impacts to nearby sensitive receptors are 
below significance levels, and traffic from the project would not create carbon monoxide hot spots. 
 
Energy     

Summary of Potential Environmental Impacts Evaluated.  Impact analysis focused on the three 
sources of energy that are relevant to the Proposed Project: electricity, the equipment-fuel necessary for 
Project construction, and the automotive fuel necessary for Project operations. 

Finding:  The Planning Commission finds that the Proposed Project would have less than significant 
effects related to wasteful, inefficient, or unnecessary energy consumption during 
construction and is consistent with applicable state and locals plans for renewable energy 
and energy efficiency. 

Facts Supporting the Finding. Potential impacts to energy are found in Chapter 3.3 of the Draft EIR. 
Project-related fuel consumption would increase the annual construction-related fuel use in the county by 
0.00179 percent. Project construction would have a nominal effect on local and regional energy supplies. 
No unusual Project characteristics would necessitate the use of construction equipment that would be less 
energy efficient than at comparable construction sites in the region or the State. The annual electricity 
consumption due to Project operations would be 2,180 kilowatt-hours (kWh), which would result in a 
negligible increase (0.00002 percent) in the typical annual electricity consumption attributable to all non-
residential uses in San Diego County. Project trucks and trains would result in the consumption of 
approximately 156,187 gallons of automotive fuel per year, which would increase the annual countywide 
automotive fuel consumption by 0.01 percent. The Proposed Project was found to be consistent with 
Senate Bill 1389; the Low Carbon Fuel Standard; the California Code of Regulations. Title 24. Parts 6 and 
11; the Regional Energy Strategy, and the General Plan. 

Greenhouse Gas Emissions   

Summary of Potential Environmental Impacts Evaluated. Thresholds used to evaluate impacts related 
to GHGs are based on applicable criteria in Appendix G of the State CEQA Guidelines. All Project-related 
emission sources were included in the analysis and determined to be less than significant. 

Finding:  The Planning Commission finds that changes or alterations have been required in, or 
incorporated into, the Proposed Project which would mitigate or avoid the significant 
environmental effects identified in the EIR 

Facts Supporting the Finding.  The Planning Commission finds that the Proposed Project would result in 
a less than significant impact to greenhouse gas emissions with implementation of the measures provided 
in the Mitigation Monitoring and Reporting Plan 

GHG-1: Adhere to National City’s Climate Action Planning Reduction Measures  
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The Project shall implement the following applicable greenhouse gas-reducing measures, 
consistent with National City Climate Action Plan Update: 

 Prior to issuance of a building permit, the Applicant shall demonstrate that the employee 
parking lot is electric vehicle ready (i.e., charging stations, preferred parking, etc.). 

 Limit idling times for all employee and tanker truck vehicles, as well as construction 
equipment, to less than 5 minutes. 

 Prior to issuance of a building permit, the Applicant shall demonstrate implementation 
of all applicable Nonresidential Voluntary Measures of the California Green Building 
Standards Code – Part 11, Title 24, California Code of Regulations (CalGreen) from the 
Planning and Design, Energy Efficiency, Water Efficiency and Conservation, and Material 
Conservation and Resource Efficiency Divisions (Appendix A5 of the 2022 California 
Green Building Standards Code). These measures shall include, but are not limited to, 
energy efficiency enhancements, water use reduction, sustainable building materials, 
improved indoor environmental quality, and waste management strategies. 

Hazards and Hazardous Materials  

Summary of Potential Environmental Impacts Evaluated. Inherent to the type of facility proposed 
potential impacts to the environment exist both during construction and operation of the Proposed 
Project.  

Finding:  The Planning Commission finds that Project implementation would not conflict with 
applicable environmental policies of the City’s General Plan and/or State and federal laws, 
regulations and orders. Impacts would be less than significant, and no mitigation is 
required.  

Facts Supporting the Finding. Impacts related to Hazards and Hazardous Materials are discussed 
thoroughly in Chapter 3.5 of the Draft EIR.  The Facility Response Plan (FRP); Spill Prevention, Control and 
Countermeasures (SPCC) Plan, and Stormwater Pollution Prevention Plan (SWPPP), would be implemented 
to address and/or manage any potential spills or emergency events onsite to reduce hazards to the public 
or environment during construction and operation of the Proposed Project 

Land Use and Planning   

Summary of Potential Environmental Impacts Evaluated. Impacts on land use and planning are 
considered significant if the Proposed Project were to (1) physically divide an established community or 
(2) cause a significant environmental impact due to a conflict with any land use plan, policy, or regulation 
adopted for the purpose of avoiding or mitigating an environmental effect.  

Finding:  The Proposed Project would not physically divide an established community and would 
not conflict with applicable environmental policies of the City’s General Plan, and/or local 
plans, and/or State and federal laws, regulations and orders. Impacts would be less than 
significant, and no mitigation is required. 
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Facts Supporting the Finding Impacts to Land Use and Planning are discussed thoroughly in Chapter 3.6 
of the Draft EIR. The Proposed Project was found to be consistent with the Local Coastal Program; the 
City’s land use designation for the Project Area and the City’s Zoning Code upon issuance of a conditional 
use permit, the General Plan, and would not conflict with the Portside Community Emissions Reduction 
Plan. Noise  

Summary of Potential Environmental Impacts Evaluated. Construction noise associated with the 
Proposed Project would be temporary and would vary depending on the nature of the activities being 
performed. Noise generated would primarily be associated with the operation of off-road equipment for 
onsite construction activities as well as construction vehicle traffic on area roadways. Operation of the 
Proposed Project would the Proposed Project would not contribute any noise sources beyond what is 
currently experienced in the Project Area.   

Finding:  Impacts would be less than significant, and no mitigation is required.  

Facts Supporting the Finding Impacts to Noise are discussed thoroughly in Chapter 3.7 of the Draft EIR. 
The City Council finds that the Proposed Project would not result in construction noise levels exceeding 
established standards.  Project construction would not result in a doubling of traffic; therefore, its 
contribution to existing traffic noise would not be perceptible. The Project is consistent with the types, 
intensity, and patterns of land use envisioned for the Project Area, as outlined in the City’s General Plan. 
The Project proposes to replace one existing rail turnout and install a new receiving and departure track 
for the facility. Two or more trains would not be running simultaneously; therefore, the level of noise 
within the Project Area would not increase when compared to existing conditions. Operation of the 
Project would not contribute any noise sources beyond what is currently experienced in the Project Area 
and would not result in a significant noise-related impact associated with onsite sources. The Project 
would not result in a doubling of traffic; therefore, its contribution to existing traffic noise would not be 
perceptible. The Proposed Project would not conflict with applicable environmental policies of the City’s 
General Plan and/or State and federal laws, regulations and orders. Construction and operational vibration 
levels would not exceed recommended thresholds that could result in structural damage to older 
structures.  

Transportation   

Summary of Potential Environmental Impacts Evaluated. Impacts to transportation are considered 
significant if the Proposed Project were to (1) conflict with a program, plan, ordinance, or policy 
addressing the circulation system, including transit, roadway, bicycle, and pedestrian facilities; (2) conflict 
or be inconsistent with CEQA Guidelines § 15064.3, subdivision (b); (3) substantially increase hazards due 
to a geometric design feature (e.g., sharp curves or dangerous intersections) or incompatible uses (e.g., 
farm equipment); or (4) result in inadequate emergency access. 

Finding:  The Planning Commission finds that the Proposed Project would not conflict with any of 
the applicable plans, programs, or ordinances, or policies addressing the circulation 
system. The Project is consistent with the City’s General Plan and does not exceed the 
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average daily trip (ADT) threshold and would not have a significant vehicle miles traveled 
(VMT) impact.  Impacts would be less than significant. 

Facts Supporting the Finding Impacts Transportation are discussed thoroughly in Chapter 3.8 of the 
Draft EIR. The proposed alterations to rail facilities would not impede the implementation of the City’s 
programs supporting walking, bicycling, and use of public transportation. Additionally, the rail facilities 
would not impede or impact public access to the coast. Under General Plan Policy T-5.3, a Project’s 
transportation impacts shall be measured by VMT. The Proposed Project will generate 385 passenger car 
equivalent trips per day. A VMT analysis is not required for projects with 1,000 ADT or less that are 
consistent with the General Plan. The Project is screened out and further VMT analysis is not required and 
presumed insignificant. 

 

4.3.2 Potentially Significant Impacts that Can Be Mitigated to Below a Level of 
Significance 

The following issues were identified in the EIR to have no potential to cause either Project-specific or 
cumulative significant environmental impacts and require mitigation. In the following sections, each 
resource issue is identified and the potential for significant adverse environmental effects is discussed. 

Biological Resources – Special Status Plant and Wildlife Species 

Summary of Potential Environmental Impacts Evaluated. One special-status plant species, Nuttall’s 
acmispon (Acmispon prostratus), was observed within the Project Area. Two special-status animal species, 
an osprey western and yellow bat were observed flying to the west of the Project Area during the 
reconnaissance survey. Vegetation within and infrastructure adjacent to the Project Area (e.g., utility poles, 
existing buildings) could provide nesting habitat for nesting birds and raptors protected by the Migratory 
Bird Treaty Act (MBTA) and California Fish and Game Code and also provides foraging habitat for 
songbird and raptor species. 

Finding:  The Planning Commission finds that changes or alterations have been required in, or 
incorporated into, the Proposed Project which would mitigate or avoid the significant 
environmental effects to Special Status Plant and Wildlife Species identified in the EIR.  

Facts Supporting the Finding. Impacts to Biological Resources are discussed thoroughly in Chapter 3.2 
of the Draft EIR. Mitigation Measures BIO-1 through BIO-3 would reduce impacts to a less than significant 
level. These measures are included in the Mitigation Monitoring and Reporting Program in Section 6 of 
this document. 

BIO-1:  Rare Plant Salvage. Prior to the start of construction activities, a qualified biologist shall 
salvage seed from the Nuttall’s acmispon (Acmispon prostratus), during the appropriate time 
of year (June to October), store under appropriate conditions, and coordinate donation of 
the seeds with a refuge and/or plant nursery (e.g., Sweetwater Marsh National Wildlife 
Refuge and Native West Nursery) that would apply seed within the refuge boundaries. 
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Appropriate seed storage conditions are in a paper bag, placed in a dry location out of direct 
sunlight, away from moisture, ideally at 72 degrees Fahrenheit. Seed shall be collected from 
June to October 2024 and the subsequent spring (2025), provided that the plant is present 
and ready to seed. 

BIO-2:  Pre-Construction Survey for Nesting Birds and Special-Status Avian Species. Where 
feasible, ground-disturbing activities, including vegetation removal, shall be conducted 
during the non-breeding season (approximately September 1 through January 14) to avoid 
violations of the MBTA and California Fish and Game Code Sections 3503, 3503.5 and 3513. 
Several species were identified as having potential to nest year-round; therefore, regardless 
of time of year, a pre-construction survey for nesting birds and special-status avian species 
shall be conducted by a qualified biologist (experienced in the identification of avian species 
and conducting nesting bird surveys) if activities with the potential to disrupt nesting birds 
or special-status avian species are scheduled to occur. The survey shall include the Proposed 
Project and adjacent areas where Project activities have the potential to cause nest failure. 
The pre-construction survey shall be conducted no more than 3 days prior to the start of 
ground-disturbing activities (including vegetation removal) within the bird breeding season. 
Site preparation and construction activities may begin if no nesting birds or special-status 
avian species are observed during the survey. If nesting birds or raptors or special-status 
avian species are found to be present, avoidance or minimization measures shall be 
implemented to avoid potential proposed Project-related impacts to the species. Avoidance 
and minimization measures shall be developed by the qualified biologist and may include 
seasonal work restrictions, additional survey and monitoring requirements, or non-
disturbance buffers established around active nests until the biologist has determined that 
the nesting cycle is completed. The width of non-disturbance buffers established around 
active nests will be determined by the qualified biologist (300 feet is typically recommended 
for songbirds and 500 feet is typically recommended for raptors). Once nesting is deemed 
complete by the qualified biologist as determined through periodic nest monitoring, the 
non-disturbance buffer will be removed by the qualified biologist and proposed Project work 
may resume in the area. 

BIO-3:  Compliance with Section 4150 of California Fish and Game Code: If tree trimming and 
removal activities are required, these activities should take place outside of the bat maternity 
season (April 1 to August 31) to the greatest extent feasible. If tree removal must take place 
during the maternity season, a pre-removal bat survey shall take place no more than 48 
hours prior to planned tree removal to determine if bats are roosting in the trees. If bats are 
determined to be present in the trees during surveys, tree removal shall be postponed until 
after the maternity season (September 1 through March 31). All tree-trimming and removal 
activities shall be conducted under the direct supervision of a qualified bat biologist. 

To minimize direct mortality to any roosting bats, including western yellow bat, each palm 
tree requiring removal shall be trimmed using a two-step process conducted over two 
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consecutive days. On the first day only the outermost fronds of each individual tree shall be 
removed, including the uppermost live fronds (the top of the tree) entirely on the first day 
along with the upper 25 percent of the frond skirt. The innermost fronds shall not be 
trimmed. No more than 50 percent of the palm fronds shall be removed from each tree 
during Day 1. This method would allow for sufficient disturbance of the tree that would 
encourage any roosting bats within the frond skirt to abandon the tree during evening 
emergence without directly impacting roosting bats within the skirt. The remainder of the 
tree should be removed on the second day. This procedure need not be implemented if the 
tree does not have fronds. All fronds must be removed/trimmed using chainsaws or other 
hand-tools. No use of heavy equipment shall be used to remove fronds.  

If bats emerge at any time during the tree trimming, trimming activities shall cease at that 
individual tree for the remainder of the day to allow for any additional bats roosting in the 
tree to emerge during evening hours when it is safe and appropriate for them to do so. 
Trimming of the tree may resume the following morning.  

Tree trimming activities in the fall should be conducted on days when weather conditions 
are such that roosting bats are unlikely to be in torpor (predicted overnight lows on 
evenings before and after the tree trimming activities are above 45 degrees Fahrenheit) to 
the extent practicable.  

Tribal Cultural Resources  

Summary of Potential Environmental Impacts Evaluated. Two non-Tribal Cultural Resources have been 
previously identified within the Project Area: P-37-013073, the Coronado Railroad; and P-37-024739, the 
BNSF (formerly AT&SF) Railway. P-37-013073 was previously evaluated and found not eligible for 
inclusion on the National Register of Historic Places (NRHP) or California Register of Historic Places 
(CRHR). P-37-024739 was previously evaluated and found eligible for the NRHP and CRHR. The search of 
the Sacred Lands File as conducted by the Native American Heritage Commissions (NAHC) was negative, 
indicating the absence of previously recorded Native American resources in the Project Area 

Finding:  The Planning Commission finds that changes or alterations have been required in, or 
incorporated into, the Proposed Project which would mitigate or avoid the significant 
environmental effects to Tribal Cultural Resources identified in the EIR. 

Facts Supporting the Finding. Impacts to Tribal Cultural Resources are discussed thoroughly in Chapter 
3.9 of the Draft EIR. Impacts to Tribal Cultural Resources would be less than significant with the following 
measures included in the Mitigation Monitoring and Reporting Program in Section 6 of this document:  

CUL-1: Archaeological Monitoring. A qualified professional archaeologist, meeting or working 
under the direction of someone meeting the Secretary of the Interior’s Professional 
Qualifications Standards for prehistoric and historic archaeology should be retained to 
monitor all ground-disturbing activities associated with Project construction, including 
vegetation removal, clearing, grading, trenching, excavation, or other activities that will 
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disturb original (pre-Project) ground. The monitor must have the authority to temporarily 
pause activity at the location in the event of an unanticipated discovery, so that he or she can 
direct the procedures in section 6.3.3. 

CUL-2: Native American Monitoring. A Native American monitor from a tribe that is traditionally 
and culturally affiliated with the Project Area should be retained to monitor all ground-
disturbing activities associated with Project construction, including vegetation removal, 
clearing, grading, trenching, excavation, or other activities that will disturb original (pre-
project) ground. The Native American monitor should have the authority to temporarily pause 
activity at the location in the event of an unanticipated discovery, so that he or she can 
coordinate with the Project archaeologist on the identification of a potential cultural resource 
and the Project archaeologist can direct the procedures in the following section. 

CUL-3: Post-Review Discovery Procedures. If subsurface deposits believed to be cultural or 
human in origin are discovered during construction, all work must halt within a 100-foot 
radius of the discovery. A qualified professional archaeologist, meeting the Secretary of the 
Interior’s Professional Qualification Standards for pre-contact and historic archaeology, shall 
be retained to evaluate the significance of the find, and shall have the authority to modify 
the no-work radius as appropriate, using professional judgment. The following notifications 
shall apply, depending on the nature of the find: 

 If the professional archaeologist determines that the find does not represent a 
cultural resource, work may resume immediately, and no agency notifications are 
required. 

 If the professional archaeologist determines that the find does represent a cultural 
resource from any time period or cultural affiliation, he or she shall immediately 
notify the City, and applicable landowner. The agencies shall consult on a finding of 
eligibility and implement appropriate treatment measures if the find is determined 
to be a Historical Resource under CEQA, as defined in Section 15064.5(a) of the 
CEQA Guidelines, or a Historic Property, as defined in 36 CFR 60.4. Work may not 
resume within the no-work radius until the lead agencies, through consultation as 
appropriate, determine that the site either: 1) is not a Historical Resource under 
CEQA or Section 106; or 2) that the treatment measures have been completed to 
their satisfaction. 

 If the find includes human remains, or remains that are potentially human, he or she 
shall ensure reasonable protection measures are taken to protect the discovery from 
disturbance (AB 2641). The archaeologist shall notify the San Diego County Medical 
Examiner (per § 7050.5 of the Health and Safety Code). The provisions of § 7050.5 of 
the California Health and Safety Code, § 5097.98 of the California PRC, and AB 2641 
will be implemented. If the Medical Examiner determines the remains are Native 
American and not the result of a crime scene, the Medical Examiner will notify the 
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NAHC, which then will designate a Native American Most Likely Descendent (MLD) 
for the Project (§ 5097.98 of the PRC). The designated MLD will have 48 hours from 
the time access to the property is granted to make recommendations concerning 
treatment of the remains. If the landowner does not agree with the 
recommendations of the MLD, the NAHC may mediate (§ 5097.94 of the PRC). If no 
agreement is reached, the landowner must rebury the remains where they will not 
be further disturbed (§ 5097.98 of the PRC). This will also include either recording the 
site with the NAHC or the appropriate Information Center; using an open space or 
conservation zoning designation or easement; or recording a reinternment 
document with the county in which the property is located (AB 2641). Work may not 
resume within the no-work radius until the lead agencies, through consultation as 
appropriate, determine that the treatment measures have been completed to their 
satisfaction. 

4.3.3 Cumulative Impacts 

A discussion and analysis of Cumulative Impacts is found in the Draft EIR Section 5. Section 15130(e) of 
the CEQA Guidelines requires a discussion of cumulative impacts of a project “when the project’s 
incremental effect is cumulatively considerable.”  The CEQA Guidelines Section 15355, defines a 
cumulative impact as “two or more individual effects which, when considered together, are considerable 
or which compound or increase other environmental impacts.”  Cumulatively considerable impacts are 
defined in Section 15065(c) of the CEQA Guidelines as the “incremental effects of an individual project are 
considerable when viewed in connection with the effects of past projects, the effects of other current 
projects, and the effects of probable future projects.” 

Section 15130(b) of the CEQA Guidelines states, “[t]he discussion of cumulative impacts shall reflect the 
severity of the impacts and their likelihood of occurrence, but the discussion need not provide as great 
detail as is provided of the effects attributable to the project alone. The discussion should be guided by 
the standards of practicality and reasonableness…” 

Analysis found impacts of the Proposed Project would have no impact or be less than cumulatively 
significant.  

4.3.4 Finding Regarding Growth Inducing Impacts 

CEQA Guidelines Section 15126(e) requires the EIR to discuss how the Proposed Project “could foster 
economic or population growth or the construction of additional housing, either directly or indirectly, in 
the surrounding environment” as well as: 

… the characteristic of some projects which may encourage or facilitate other activities that could 
significantly affect the environment, either individually or cumulatively. It must not be assumed that 
growth in any area is necessarily beneficial, detrimental, or of little significance to the environment. 
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Based on the entire record, the City Council finds that the Proposed Project would not result in growth-
inducing impacts.  

4.4 Findings Regarding Project Alternatives 

CEQA requires that an EIR consider a reasonable range of alternatives to a proposed project that can 
attain most of the basic project goals, but has the potential to reduce or eliminate significant adverse 
impacts of the proposed project and may be feasibly accomplished in a successful manner, considering 
the economic, environmental, social, and technological factors involved. An EIR must evaluate the 
comparative merits of the alternatives (CEQA Guidelines Section 15126.6(a), (d) and (e)). If certain 
alternatives are found to be infeasible, the analysis must explain the reasons and facts supporting that 
conclusion. 

Section 15126.6(d) also requires that, if an alternative would cause one or more significant effects in 
addition to those caused by the proposed project, the significant effects of the alternative shall be 
discussed, but in less detail than the significant effects of the project as proposed. One of the alternatives 
analyzed must be the “No Project” alternative (CEQA Guidelines Section 15126.6(e)). The EIR must also 
identify alternatives that were considered by the lead agency but were rejected as infeasible during the 
scoping process and should briefly explain the reasons underlying the lead agency’s determination (CEQA 
Guidelines Section 15126.6(c)). 

CEQA Guidelines Section 15126.6(e)(2) requires that the EIR identify the environmentally superior 
alternative. If that alternative is the No Project Alternative, the EIR shall also identify an environmentally 
superior alternative among the other alternatives. The environmentally superior alternative is discussed in 
Section 6.6 of the EIR. 

Three alternatives to the Proposed Project are analyzed in the Final EIR: 

 Alternative 1 – No Project Alternative 

 Alternative 2 – Reduced Intensity Alternative 

 Alternative 3 – Offsite Location within National City 

4.4.1 Alternative 1 No Project Alternative  

CEQA requires that the No Project Alternative be analyzed in an EIR. In accordance with Section 
15126.6(e)(3)(B), the No Project Alternative consists of an analysis of the circumstance under which the 
Project does not proceed. With the No Project Alternative, the proposed San Diego Clean Fuels Facility, 
LLC Project would not be implemented, and its goals would not be fully achieved.  

Per CEQA Guidelines Section 15126.6(e)(3)(A), when the project is the revision of an existing plan, policy, 
or operation, the “no project” alternative will be the continuation of the existing plan into the future. 
Following this guidance, the No Project Alternative would not meet the purpose and need of the Project.  
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Finding: The Planning Commission finds that the No Project Alternative would not meet the Project 
objectives and would have greater impacts than the Proposed Project. 

Facts Supporting the Finding. Detailed analysis of the No Project Alternative is found in Section 5 of the 
Draft EIR.  

4.4.2 Alternative 2 – Reduced Intensity Alternative 

With the intent of reducing the amount of Project truck trips, the City has considered a Reduced Intensity 
Alternative. Under this alternative, the transloading facility would transfer approximately 25 percent fewer 
barrels of fuel per day than the Proposed Project. 

Finding: The Planning Commission finds that Alternative 2 would not fully meet the Project 
objectives and would have similar impacts as identified with the Proposed Project but 
would be reduced in magnitude. 

Facts Supporting the Finding. Detailed analysis of Alternative 2 is found in Section 6 of the Draft EIR.  

4.4.3 Alternative 3 – Offsite Location Within National City 

With the intent of avoiding impacts at the Proposed Project’s current location, the City has considered an 
offsite location within the City limits. Locating the Proposed Project on another site within the City would 
most likely achieve the Project objectives stated above, including providing new employment 
opportunities, balancing business performance metrics while minimizing total truck trips, and locating the 
Project in an appropriately zoned area that would minimize conflicts with incompatible uses. The CEQA 
Guidelines (§15126.6[f][2]) state:  

The key question and first step in analysis is whether any of the significant effects of the 
project would be avoided or substantially lessened by putting the project in another 
location. Only locations that would avoid or substantially lessen any of the significant 
effects of the project need be considered for inclusion in the EIR.  

Because no significant impacts were identified for the Proposed Project, this analysis considers whether 
the offsite location within National City would lessen the magnitude of the impact identified for the 
Proposed Project. The analysis of alternative sites included 1) inquiries into the availability of the sites that 
could accommodate the proposed use; 2) an assessment of sites in the City that would also be suitable for 
the development as proposed; and 3) an identification of sites appropriately zoned/designated by the 
General Plan to accommodate the Proposed Project.  

A potential offsite location for the transloading facility would be south of the Proposed Project on a 
6.07-acre parcel east of I-5 and the BNSF rail line at 3202 Hoover Avenue within National City. 

Finding: The Planning Commission finds that Alternative 3 would not fully meet the Project 
objectives and would have greater impacts to aesthetics and biological resources as 
compared to the Proposed Project..  
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Facts Supporting the Finding. Detailed analysis of Alternative 3 is found in Section of the EIR.  

4.4.4 Evaluation of Alternatives 

Chapter 5 of the Draft EIR provides a comparison of anticipated impacts of the Project Alternatives with 
the Proposed Project per State CEQA Guidelines Section 15126.6(d). It also provides a determination of 
Impacts would be greater than the Proposed Project; (=) Impacts would be similar to the Proposed Project; 
and (‒) Impacts would be less than the Proposed Project with respect to each environmental issue area.  
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5.0 COMPARISON OF ALTERNATIVES 

 

The following discussion compares the impacts of each alternative with the impacts of the Proposed Project, which is detailed in this section. 
Table 5.7-1 from the DEIR compares the impacts of the alternatives with those of the Proposed Project. This table identifies whether the 
alternative results in (1) a reduction of the impact; (2) a greater impact than the Project; or (3) the same impact as the Project. 

Table 5.7-1. Comparison of Alternatives to the Proposed Project 

Environmental Issue Proposed Project 
Alternative 

1: No 
Project 

Alternative 
2: Reduced 

Intensity 
Alternative 3: Offsite Location within National City 

Aesthetics LTS = = ^ 

Agriculture and Forestry Resources NI = = = 

Air Quality LTS = ˅  ˅  

Biological Resources LTS/MIT = = + 

Cultural Resources LTS/MIT = = = 

Energy LTS = ˅  ˅  

Geology and Soils LTS ^ = = 

86



CEQA Findings and Facts 
City of National City 

SAN DIEGO CLEAN FUELS FACILITY LLC PROJECT 

Findings 5-15 April 2025 

Table 5.7-1. Comparison of Alternatives to the Proposed Project 

Environmental Issue Proposed Project 
Alternative 

1: No 
Project 

Alternative 
2: Reduced 

Intensity 
Alternative 3: Offsite Location within National City 

Greenhouse Gas Emissions LTS ^ ˅  ˅  

Hazards and Hazardous Materials LTS ˅  = = 

Hydrology and Water Quality LTS = = = 

Land Use and Planning LTS = = ˅  

Mineral Resources NI = = = 

Noise LTS = = = 

Population and Housing NI = = = 

Public Services LTS = = = 

Recreation LTS = = = 

Transportation LTS = = = 
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Table 5.7-1. Comparison of Alternatives to the Proposed Project 

Environmental Issue Proposed Project 
Alternative 

1: No 
Project 

Alternative 
2: Reduced 

Intensity 
Alternative 3: Offsite Location within National City 

Tribal Cultural Resources LTS/MIT = = = 

Utilities and Service Systems LTS ^ = = 

Wildfire NI = = = 

Notes:  
Proposed Project  

NI No Impact 

LTS Less than Significant 

LTS/MIT Less than Significant with Mitigation 

SIG Significant Impact with or without Mitigation 

Project Alternatives 

= Compared with the Proposed Project, no change in significance of impact. 

˄ Compared with the Proposed Project, the magnitude of the impact is increased. 

˅ Compared with the Proposed Project, the magnitude of the impact is reduced. 

+ Compared with the Proposed Project, a new impact has been identified. 

- Compared with the Proposed Project, an impact has been eliminated. 

88



CEQA Findings and Facts 
City of National City 

SAN DIEGO CLEAN FUELS FACILITY LLC PROJECT 

Adoption of a Mitigation Monitoring & 6-1 April 2025 
Reporting Program 

6.0 MITIGATION MONITORING AND REPORTING PLAN 

Introduction 

In accordance with CEQA, an EIR that identified adverse impacts related to the construction activity for the 
Proposed Project was prepared. The EIR identified mitigation measures that would reduce or eliminate 
these impacts to below the level of significance. 

Section 21081.6 of the Public Resources Code and Sections 15091(d) and 15097 of the State CEQA 
Guidelines require public agencies to adopt a reporting and monitoring plan for changes to the project 
which it has adopted or made a condition of project approval in order to mitigate or avoid significant 
effects on the environment. A Mitigation Monitoring and Reporting Plan (MMRP) is required for the 
Proposed Project because the EIR identified potentially significant adverse impacts related to construction 
and operation activities, and mitigation measures have been identified to mitigate these impacts. 
Adoption of the MMRP will occur along with approval of the Proposed Project. 

Purpose of the Mitigation Monitoring and Reporting Plan 

This MMRP has been prepared to ensure that all required mitigation measures are implemented and 
completed according to schedule and maintained in a satisfactory manner during the construction and 
operation of the Proposed Project, as required. The MMRP may be modified during Project 
implementation, as necessary, in response to changing conditions or other Project refinements. Table 5-1 
has been prepared to assist the responsible parties in implementing the MMRP. This table identifies the 
category of significant environmental impact(s), individual mitigation measures, monitoring and 
mitigation timing, responsible person/agency for implementing the measure, monitoring and reporting 
procedure, and notation space to confirm implementation of the mitigation measures. The numbering of 
the mitigation measures follows the numbering sequence in the EIR.  

Roles and Responsibilities  

The City of National City, as Lead Agency, is responsible for oversight of compliance of the mitigation 
measures in the MMRP.  

Mitigation Monitoring and Reporting Plan  

The column categories identified in the MMRP table (Table 5-1 from the DEIR And included in the EIR) are 
described below. 

• Mitigation Measure – This column lists the mitigation measures by number. 

• Monitoring Activity/Timing/Frequency/Schedule – This column lists the activity to be 
monitored for each mitigation measure, the timing of each activity, and the frequency/schedule of 
monitoring for each activity. 
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• Implementation Responsibility/Verification – This column identifies the entity responsible for 
complying with the requirements of the mitigation measure and provides space for verification 
initials and date. 

• Responsibility for Oversight of Compliance/Verification – This column provides the agency 
responsible for oversight of the mitigation implementation and is to be dated and initialed by the 
agency representative based on the documentation provided by the construction contractor or 
through personal verification by agency staff.  

• Outside Agency Coordination – This column lists any agencies with which the City may 
coordinate for implementation of the mitigation measure. 

• Comments – This column provides space for written comments, if necessary. 
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MITIGATION MONITORING AND REPORTING PLAN 
SAN DIEGO CLEAN FUELS FACILITY LLC PROJECT 

In accordance with Section 15091(d) and Section 15097 of the CEQA Guidelines, which require a public agency to adopt a program for reporting 
or monitoring required mitigations, the Mitigation Monitoring and Reporting Program (MMRP) provided in Section 5 of the Final EIR is hereby 
adopted as the Mitigation Monitoring and Reporting Program for the Proposed Project. A list of acronyms is included at the end of the MMRP 
table. 

Table 5-1. Mitigation Monitoring and Reporting Plan. 

Mitigation Measure 
Activity/Timing/ 

Frequency 

Implementation 
Responsibility/ 

Verification 

Responsibility 
for Oversight of 

Compliance/ 
Verification 

Outside Agency 
Coordination 

Comments 

Biological Resources Mitigation Measures 

BIO-1: Rare Plant Salvage. Prior to the start of construction 
activities, a qualified biologist shall salvage seed from the 
Nuttall’s acmispon during the appropriate time of year (June to 
October), store under appropriate conditions, and coordinate 
donation of the seeds with a refuge and/or plant nursery (e.g., 
Sweetwater Marsh National Wildlife Refuge and Native West 
Nursery) that would apply seed within the refuge boundaries. 
Appropriate seed storage conditions are in a paper bag, placed 
in a dry location out of direct sunlight, away from moisture, 
ideally at 72 degrees Fahrenheit. Seed shall be collected from 
June to October 2024 and the subsequent spring (2025), 
provided that the plant is present and ready to seed. 
 

Activity:  
Seed salvage 
 
Timing: 
Prior to the start of 
construction activities. 
 
Frequency:  
2 collection seasons. 

Project Biologist 
 
 
 
Initials 
 
 
Date 

 

City of National 
City 

 
 
Initials 
 
 
Date 

 

Possible 
coordination with 
USFWS. 

Seeds collected 
in July 2022 
and donated in 
October 2022.  
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Table 5-1. Mitigation Monitoring and Reporting Plan. 

Mitigation Measure 
Activity/Timing/ 

Frequency 

Implementation 
Responsibility/ 

Verification 

Responsibility 
for Oversight of 

Compliance/ 
Verification 

Outside Agency 
Coordination 

Comments 

BIO-2: Pre-Construction Survey for Nesting Birds and 
Special-Status Avian Species. Where feasible, ground-
disturbing activities, including vegetation removal, shall be 
conducted during the non-breeding season (approximately 
September 1 through January 14) to avoid violations of the 
MBTA and California Fish and Game Code Sections 3503, 3503.5 
and 3513. Several species were identified as having potential to 
nest year-round; therefore, regardless of time of year, a pre-
construction survey for nesting birds and special-status avian 
species shall be conducted by a qualified biologist (experienced 
in the identification of avian species and conducting nesting bird 
surveys) if activities with the potential to disrupt nesting birds or 
special-status avian species are scheduled to occur. The survey 
shall include the Proposed Project and adjacent areas where 
Project activities have the potential to cause nest failure. The 
pre-construction survey shall be conducted no more than 3 days 
prior to the start of ground-disturbing activities (including 
vegetation removal) within the bird breeding season. Site 
preparation and construction activities may begin if no nesting 
birds or special-status avian species are observed during the 
survey. If nesting birds or raptors or special-status avian species 
are found to be present, avoidance or minimization measures 
shall be implemented to avoid potential Proposed Project-
related impacts to the species. Avoidance and minimization 
measures shall be developed by the qualified biologist and may 
include seasonal work restrictions, additional survey and 

Activity:  
Pre-construction 
survey for nesting 
birds and special-
status avian species. 
 
Timing: 
Conduct survey no 
more than three days 
prior to initial ground 
disturbance if 
construction is to 
occur during breeding 
season. 
 
Frequency:  
One time.  

Project Biologist 
 
 
 
Initials 
 
 
Date 
 

City of National 
City 

 
 
Initials 
 
 
Date 
 

Possible 
coordination with 
CDFW. 
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Table 5-1. Mitigation Monitoring and Reporting Plan. 

Mitigation Measure 
Activity/Timing/ 

Frequency 

Implementation 
Responsibility/ 

Verification 

Responsibility 
for Oversight of 

Compliance/ 
Verification 

Outside Agency 
Coordination 

Comments 

monitoring requirements, or non-disturbance buffers established 
around active nests until the biologist has determined that the 
nesting cycle is completed. The width of non-disturbance buffers 
established around active nests will be determined by the 
qualified biologist (300 feet is typically recommended for 
songbirds and 500 feet is typically recommended for raptors). 
Once nesting is deemed complete by the qualified biologist as 
determined through periodic nest monitoring, the non-
disturbance buffer will be removed by the qualified biologist and 
Proposed Project work may resume in the area. 
 

BIO-3: Compliance with Section 4150 of California Fish and 
Game Code: If tree trimming and removal activities are required, 
these activities should take place outside of the bat maternity 
season (April 1 to August 31) to the greatest extent feasible. If 
tree removal must take place during the maternity season, a pre-
removal bat survey shall take place no more than 48 hours prior 
to planned tree removal to determine if bats are roosting in the 
trees. If bats are determined to be present in the trees during 
surveys, tree removal shall be postponed until after the maternity 
season (September 1 through March 31). All tree-trimming and 
removal activities shall be conducted under the direct 
supervision of a qualified bat biologist. 
To minimize direct mortality to any roosting bats, including 
western yellow bat, each palm tree requiring removal shall be 

Activity:  
Tree trimming and 
removal; Bat survey. 
 
Timing: 
Outside bat maternity 
season. Bat survey no 
more than 48 hours 
prior to tree removal. 
 
Frequency:  
As needed. 

Project Biologist 
 
 
 
Initials 
 
 
Date 
 

City of National 
City 

 
 
Initials 
 
 
Date 
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Table 5-1. Mitigation Monitoring and Reporting Plan. 

Mitigation Measure 
Activity/Timing/ 

Frequency 

Implementation 
Responsibility/ 

Verification 

Responsibility 
for Oversight of 

Compliance/ 
Verification 

Outside Agency 
Coordination 

Comments 

trimmed using a two-step process conducted over two 
consecutive days. On the first day only the outermost fronds of 
each individual tree shall be removed, including the uppermost 
live fronds (the top of the tree) entirely on the first day along 
with the upper 25 percent of the frond skirt. The innermost 
fronds shall not be trimmed. No more than 50 percent of the 
palm fronds shall be removed from each tree during Day 1. This 
method would allow for sufficient disturbance of the tree that 
would encourage any roosting bats within the frond skirt to 
abandon the tree during evening emergence without directly 
impacting roosting bats within the skirt. The remainder of the 
tree should be removed on the second day. This procedure need 
not be implemented if the tree does not have fronds. All fronds 
must be removed/trimmed using chainsaws or other hand-tools. 
No use of heavy equipment shall be used to remove fronds.  
If bats emerge at any time during the tree trimming, trimming 
activities shall cease at that individual tree for the remainder of 
the day to allow for any additional bats roosting in the tree to 
emerge during evening hours when it is safe and appropriate for 
them to do so. Trimming of the tree may resume the following 
morning.  
Tree trimming activities in the fall should be conducted on days 
when weather conditions are such that roosting bats are unlikely 
to be in torpor (predicted overnight lows on evenings before and 
after the tree trimming activities are above 45 degrees 
Fahrenheit) to the extent practicable.  
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Table 5-1. Mitigation Monitoring and Reporting Plan. 

Mitigation Measure 
Activity/Timing/ 

Frequency 

Implementation 
Responsibility/ 

Verification 

Responsibility 
for Oversight of 

Compliance/ 
Verification 

Outside Agency 
Coordination 

Comments 

Greenhouse Gas Mitigation Measures 

GHG-1: Adhere to National City’s Climate Action Planning 
Reduction Measures. The Project shall implement the following 
applicable greenhouse gas-reducing measures, consistent with 
National City Climate Action Plan Update: 
 Prior to issuance of a building permit, the Applicant shall 

demonstrate that the employee parking lot is electric 
vehicle ready (i.e., charging stations, preferred parking, 
etc.). 

 Limit idling times for all employees and tanker truck 
vehicles, as well as construction equipment, to less than 5 
minutes. 

 Prior to issuance of a building permit, the Applicant shall 
demonstrate implementation of all applicable 
Nonresidential Voluntary Measures of the California Green 
Building Standards Code – Part 11, Title 24, California 
Code of Regulations (CalGreen) from the Planning and 
Design, Energy Efficiency, Water Efficiency and 
Conservation, and Material Conservation and Resource 
Efficiency Divisions (Appendix A5 of the 2022 California 
Green Building Standards Code). These measures shall 
include, but are not limited to, energy efficiency 
enhancements, water use reduction, sustainable building 

Activity:  
GHG reduction 
measures. 
 
Timing: 
Prior to the issuance of 
occupancy permits. 
 
Frequency:  
As needed. 

Applicant 
 
 
 
Initials 
 

Date 
 

City of National 
City 

 
 
Initials 
 

Date 
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Table 5-1. Mitigation Monitoring and Reporting Plan. 

Mitigation Measure 
Activity/Timing/ 

Frequency 

Implementation 
Responsibility/ 

Verification 

Responsibility 
for Oversight of 

Compliance/ 
Verification 

Outside Agency 
Coordination 

Comments 

materials, improved indoor environmental quality, and 
waste management strategies. 

Tribal Cultural Resources Mitigation Measures 
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Table 5-1. Mitigation Monitoring and Reporting Plan. 

Mitigation Measure 
Activity/Timing/ 

Frequency 

Implementation 
Responsibility/ 

Verification 

Responsibility 
for Oversight of 

Compliance/ 
Verification 

Outside Agency 
Coordination 

Comments 

CUL-1: Archaeological Monitoring. A qualified professional 
archaeologist, meeting or working under the direction of 
someone meeting the Secretary of the Interior’s Professional 
Qualifications Standards for prehistoric and historic archaeology 
should be retained to monitor all ground-disturbing activities 
associated with Project construction, including vegetation 
removal, clearing, grading, trenching, excavation, or other 
activities that will disturb original (pre-Project) ground. The 
monitor must have the authority to temporarily pause activity at 
the location in the event of an unanticipated discovery, so that 
he or she can direct the procedures in section 6.3.3. 
 

Activity:  
Archaeological 
Monitoring. 
 
Timing: 
During ground-
disturbing activities. 
 
Frequency:  
As needed. 

Qualified 
Archaeologist 

 
 
 
Initials 
 
 
Date 

 

City of National 
City 

 
 
 
Initials 
 
 
Date 

 

  

CUL-2: Native American Monitoring. A Native American 
monitor from a tribe that is traditionally and culturally affiliated 
with the Project Area should be retained to monitor all ground-
disturbing activities associated with Project construction, 
including vegetation removal, clearing, grading, trenching, 
excavation, or other activities that will disturb original (pre-
project) ground. The Native American monitor should have the 
authority to temporarily pause activity at the location in the 
event of an unanticipated discovery, so that he or she can 
coordinate with the Project archaeologist on the identification of 
a potential cultural resource and the Project archaeologist can 
direct the procedures in the following section. 
 

Activity:  
Tribal Cultural 
Resource Monitoring. 
 
Timing: 
During ground-
disturbing activities. 
 
Frequency:  
As needed. 

Native American 
Monitor 

 
 
 
Initials 
 
 
Date 

 

City of National 
City 

 
 
 
Initials 
 
 
Date 
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CUL-3: Post-Review Discovery Procedures. If subsurface 
deposits believed to be cultural or human in origin are 
discovered during construction, all work must halt within a 100-
foot radius of the discovery. A qualified professional 
archaeologist, meeting the Secretary of the Interior’s Professional 
Qualification Standards for pre-contact and historic archaeology, 
shall be retained to evaluate the significance of the find, and 
shall have the authority to modify the no-work radius as 
appropriate, using professional judgment. The following 
notifications shall apply, depending on the nature of the find: 
 If the professional archaeologist determines that the find 

does not represent a cultural resource, work may resume 
immediately, and no agency notifications are required. 

 If the professional archaeologist determines that the find 
does represent a cultural resource from any time period or 
cultural affiliation, he or she shall immediately notify the 
City, and applicable landowner. The agencies shall consult 
on a finding of eligibility and implement appropriate 
treatment measures if the find is determined to be a 
Historical Resource under CEQA, as defined in Section 
15064.5(a) of the CEQA Guidelines, or a Historic Property, 
as defined in 36 CFR 60.4. Work may not resume within 
the no-work radius until the lead agencies, through 
consultation as appropriate, determine that the site either: 
1) is not a Historical Resource under CEQA or Section 106; 
or 2) that the treatment measures have been completed 
to their satisfaction. 

 If the find includes human remains, or remains that are 
potentially human, he or she shall ensure reasonable 
protection measures are taken to protect the discovery 
from disturbance (AB 2641). The archaeologist shall notify 
the San Diego County Medical Examiner (per § 7050.5 of 

Activity:  
Resource evaluation. 
 
Timing: 
During construction. 
 
Frequency:  
As needed. 

Qualified 
Archaeologist 

 
 
 
Initials 
 
 
Date 

 

City of National 
City 

 
 
 
Initials 
 
 
Date 
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Table 5-1. Mitigation Monitoring and Reporting Plan. 

Mitigation Measure 
Activity/Timing/ 

Frequency 

Implementation 
Responsibility/ 

Verification 

Responsibility 
for Oversight of 

Compliance/ 
Verification 

Outside Agency 
Coordination 

Comments 

the Health and Safety Code). The provisions of § 7050.5 of 
the California Health and Safety Code, § 5097.98 of the 
California PRC, and AB 2641 will be implemented. If the 
Medical Examiner determines the remains are Native 
American and not the result of a crime scene, the Medical 
Examiner will notify the NAHC, which then will designate a 
Native American Most Likely Descendent (MLD) for the 
Project (§ 5097.98 of the PRC). The designated MLD will 
have 48 hours from the time access to the property is 
granted to make recommendations concerning treatment 
of the remains. If the landowner does not agree with the 
recommendations of the MLD, the NAHC may mediate (§ 
5097.94 of the PRC). If no agreement is reached, the 
landowner must rebury the remains where they will not be 
further disturbed (§ 5097.98 of the PRC). This will also 
include either recording the site with the NAHC or the 
appropriate Information Center; using an open space or 
conservation zoning designation or easement; or 
recording a reinternment document with the county in 
which the property is located (AB 2641). Work may not 
resume within the no-work radius until the lead agencies, 
through consultation as appropriate, determine that the 
treatment measures have been completed to their 
satisfaction. 
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