
         (ACT) - ACTION NEEDED 
         (INF) INFORMATION ONLY 
         (DIS) – DISCRETIONARY 
         (DISC)-DISCUSSION 

 
 

REGULAR MEETING OF THE  
PLANNING COMMISSION OF THE CITY OF NEEDLES 

WEDNESDAY, FEBRUARY 15, 2023 @ 4:00 P.M. 
CITY COUNCIL CHAMBERS - 1111 BAILEY AVENUE, NEEDLES 

 
A G E N D A 

 
 

THE PUBLIC MAY ATTEND VIA TEAMS AND MAY SUBMIT ANY COMMENTS IN WRITING 
PRIOR TO NOON ON THE DAY OF THE MEETING BY EMAILING 

pmartinez@cityofneedles.com 
 

TO JOIN THE LIVE TEAMS MEETING log into the City of Needles website at 
www.cityofneedles.com to access the agenda and Click here to join the meeting 

If asked, enter the following:  Meeting ID: 738 565 697# 
OR listen in and participate by calling Teams:  1-323-488-2227 - Meeting ID: 738 565 697# 

The meetings are being recorded. 
 

Chair Kidd will be participating via Teams from 3628 Houkom Drive East, West Fargo, ND 58078 
 

CALL TO ORDER  
ROLL CALL    
PLEDGE OF ALLEGIANCE 
APPROVAL OF AGENDA 
CONFLICT OF INTEREST 
CORRESPONDENCE 
INTRODUCTIONS  

 
As a courtesy to those in attendance, we would ask that cell phones be turned off or set in their 

 silent mode. Thank you.  
 
 PUBLIC APPEARANCE - Persons wishing to address the Commissioners on subjects 

other than those scheduled are requested to do so at this time.  When addressing the 
Commissioners, please come to the podium and give your name and address for the 
record.  In order to conduct a timely meeting, a three-minute time limit per person has 
been established by Municipal Code Section 2-18.  Amendments to California 
Government Code Sec. 54950 prohibit the Commission from taking action on a specific 
item until it appears on the agenda. 

 
 PUBLIC HEARING  

1) Public hearing noticed to consider all evidence and testimony for or against approval of 
the updated City of Needles General Plan Land Use and Transportation Elements and 
adopt a mitigated negative declaration  
➢ Staff Report 
➢ Commission questions of staff 

 

http://www.cityofneedles.com/
https://teams.microsoft.com/l/meetup-join/19%3ameeting_YjIwZmMyMzgtNzU3OC00ZjRjLWE0MTUtMjFjZDFiOWFjZTMz%40thread.v2/0?context=%7b%22Tid%22%3a%22122d165f-47c1-4908-b035-72e1a32e4a69%22%2c%22Oid%22%3a%22dcd15505-7f17-437d-ad1e-43802cb2e80b%22%7d


 
 

➢ Chairperson to open the public hearing 
➢ Public comment 
➢ Chairperson to close the public hearing 
➢ Commission discussion/deliberation 
➢ Resolution No. 02-15-2023-PC recommending the City Council approve a Mitigated 

Negative Declaration/Initial Study and adopt a Mitigation Monitoring Program for the 
Land Use and Transportation Elements of the General Plan Update (SCH NO. 
2022120053)          (ACT) 

 
BOARD REQUESTS 

 
CITY MANAGER REPORT 

 
ADJOURNMENT 

 
INTERNET ACCESS TO PLANNING COMMISSION AGENDAS AND STAFF REPORT MATERIAL 

IS AVAILABLE PRIOR TO PLANNING COMMISSION MEETINGS AT 
http://www.cityofneedles.com 

 
Posted:  February 10, 2023 
 
SB 343 - DOCUMENTS RELATED TO OPEN SESSION AGENDAS - Any public record, relating to 
an open session agenda item, that is distributed within 72 hours prior to a meeting is available for 
public inspection at the Needles Administrative Office, 817 Third Street, Needles, CA 92363. 
 
In compliance with the Americans with Disabilities Act, if you need special assistance to participate in 
this meeting, please contact Patrick Martinez, Assistant City Manager, at (760) 326-2113 ext 126.  
Notification 48 hours prior to the meeting will enable the City to make reasonable arrangements to 
ensure accessibility to this meeting (28 CFR 35.102-104 ADA Title II) 
 
If a decision is made at this hearing and you later disagree with the decision, only issues raised 
at the public hearing or in written form at or before the public hearing can be considered. 

/s/        Patrick Martinez, Assistant City Manager/Development Services  
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================================================================== 
 PLANNING COMMISSION                                       Regular   Special 

 
 
Meeting Date:  February 15, 2023 
 
 
Title: Planning Commission Resolution No. 02-15-2023 PC     

Recommending to the City Council approval of a Mitigated 
Negative Declaration/Initial Study and adopt a Mitigation Monitoring 
Program for the Land Use and Transportation Elements of the 
General Plan Update in accordance with the California 
Environmental Quality Act (CEQA) and adoption of an Ordinance 
amending the City Code and Land Use Map associated with the 
General Plan Update 

 
Background: State planning and zoning law (California Government Code Section 
65000 et seq.) requires all counties and cities in California to outline a plan for its long-
term growth and development through a planning document called a general plan. The 
general plan acts as a “constitution” for development and is the jurisdiction’s lead legal 
document in relation to growth, development, and resource management issues. 
Development regulations (e.g., zoning) are required by law to be consistent with the 
general plan.  
 
State law also directs jurisdictions to update their general plan as needed to reflect 
updates in conditions and to reflect changes in state law. While the City recently 
updated its Housing Element, the bulk of the Needles’ General Plan was last updated in 
1986 and needs a thorough review and revision. Much has changed over the past 37 
years, with some changes presenting challenges and other changes presenting 
opportunities.  
 
The City was able to obtain over $350,000 in state grants to conduct, review and update 
its Land Use and Transportation Elements: a $204,000 grant from the California 
Department of Transportation (Transportation) and $150,000 in grant funds from the 
Department of Housing and Community Development (Land Use). These grants also 
covered the necessary activities to update the City Code to maintain consistency 
between the General Plan and Zoning. Other portions of the General Plan will be 
updated as necessary in future years. 
 
On February 1, 2023, the Planning Commission held a study session to review the 
proposed Land Use and Transportation Elements. Public testimony was received and 
addressed in the updated the land use map accordingly.  
 
Analysis: The City’s Land Use and Transportation Elements represent the core of the 
General Plan and were the most important to update first. These elements designate 
how land is to be used and developed, position the City for greater economic 
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development, prioritize public and private investments, and structure how people and 
goods move within Needles.  
 
The draft Land Use and Transportation Elements update the City’s long-term policy 
plan. These elements not only comply with changes in state law to reflect current 
conditions and opportunities, but also improve the quality of life and economic 
prosperity for Needles’ residents and businesses. The new elements consolidate the 
two most important topics of the General Plan into a single, streamlined document that 
contains a new Citywide Vision and revised goals, policies, actions, tables, and maps. 
Some of these changes include the following:  
 

- An updated land use map that promotes a compatible mix of land uses that 
concentrates growth into areas served by infrastructure, provides the flexibility to 
accommodate a wide range of development opportunities, and maximizes 
proximity to and the health of the Colorado River and surrounding desert 
environment; 

 
- An increased number of land use and zoning designations that allow a wide range 
of housing types (both single-use and mixed-use); 

 
- The addition of explicit density and intensity standards that promote a wide range 
of development options while ensuring compatibility with surrounding 
neighborhoods; 

 
- The establishment of a Downtown Core and new street design for Broadway to 
encourage a vibrant and pedestrian-friendly downtown atmosphere; 

 
- An expansion and formal designation of bicycle and pedestrian facilities to facilitate 
safe and enjoyable movement through Needles for people of all ages; 

 
- An update to the roadway network that accommodates growth without increasing 
the burden of building or maintaining larger roads; and 

 
- A clarification on the desired truck network to safely and efficiently move goods 
through the City. 

 
Additionally, City staff is proposing to consolidate both its General Plan Map and Zoning 
Map into a “single-map” system where there is one set of land use categories to 
regulate development. The City currently maintains two maps to regulate land use: one 
to reflect General Plan land uses and another to represent Zoning Districts. Consistency 
between these two maps is required but can be difficult to maintain. With the passage of 
Senate Bill 1333 in late 2018, all jurisdictions in California (including charter cities) must 
maintain consistency between the General Plan and Zoning maps. 
 
A “two-map” system can be helpful in very large jurisdictions where the range of land 
uses and densities can vary substantially, and a simplified General Plan map of a dozen 
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land use designations can be helpful to guide the implementation of dozens of zoning 
districts. In Needles, however, the number and nature of land use categories in the 
current General Plan and Zoning documents are roughly the same but are largely 
distinct simply because of naming conventions. Instead, a single Land Use and Zoning 
Map will offer a more clear and efficient way of managing land use and development for 
all. 
 
Changes to various sections of the Zoning Code related to permitted uses and 
development standards are proposed to implement and ensure consistency with the 
proposed Land Use and Transportation Element. The primary focus is on expanding 
and facilitating development options in the General Commercial (C2) Zone, especially 
the Downtown Core.  
 
Finally, Article VII, Section is proposed to be replaced in its entirety with a reference to 
state law. While the City recently updated its Density Bonus provisions, State reviewers 
indicated that there were a handful of minor references that needed to be updated. 
However, a more substantial revision is recommended due to the frequency of changes 
in State Density Bonus Law, whether through legislative changes (numerous laws 
enacted in 2019 through 2022) or court decisions (e.g., Schreiber v. City of Los 
Angeles, 69 Cal. App. 5th 549 (2021) on information that can be requested and 
Banker’s Hill 150 v. City of San Diego, 74 Cal. App. 5th 755 (2022) on amenities and 
site design).  
 
Instead of attempting to replicate and maintain consistency with state law through 
continuous updates to the City Code, proposed changes would incorporate and defer to 
the provisions of California Government Code Section 65915, et seq. (known as the 
State Density Bonus Law), to ensure the City maintains consistency with State law and 
eligibility for various state grants (e.g., Prohousing Designation and related Prohousing 
Incentives Program). As allowed by State law, provisions unique to the City of Needles 
were retained. 
 
Public Engagement: The City conducted a divers set of activities to communicate with 
the general public and key stakeholders over the past two years. After an initial 
distribution of a project fact sheet, City staff conducted a community survey and a set of 
stakeholder interviews, including local businesses, financial institutions, the 
development community, and public service providers, to identify key issues and 
opportunities for change.  
 
Upon considering the resulting input and conducting an analysis of economic and 
market conditions, the City presented a wide range of information and ideas for 
consideration at an in-person Open House in November 2021 at the Needles 
Recreation Center. The materials presented included maps of existing conditions and 
visual depictions of strategies to attract new development, enhance the downtown area, 
improve streets, pedestrian/bicycle facilities, and create new business opportunities. 
Over 100 people of all ages attended this Open House and engaged with City staff and 
the consultant team to identify their thoughts and responses to ideas on how to change 
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land use and transportation planning in Needles. A second Open House was conducted 
in March 2022 at City Hall to focus on potential strategies and new zoning to stimulate 
activity and economic development for Downtown Needles. Approximately 20 
individuals attended to voice their desires to commemorate and advance the 
revitalization of the downtown area.  
 
The City also conducted tribal notification and consultation through direct 
communication with the Native American Heritage Commission, consistent with state 
law (AB 52 and SB 18). Finally, the City conducted all mandated public distribution and 
review activities associated with the Mitigated Negative Declaration/Initial Study, 
prepared in compliance with CEQA guidelines. 
 
Information on the community open houses was placed in the local newspaper, on the 
City’s website, and posted at City Hall, at the City Council chamber facility, and other 
conspicuous locations throughout the City at least two weeks prior to the event. 
Additional notification was communicated through utility inserts. 
 
Public Notification:  The public hearing notice for the project, which included a 
description of the project and information regarding the public comment period, was 
posted at the City’s Planning Department, the City Library, and the City Clerk’s office. 
The notice was also published in the Needles Desert Star on Wednesday, February 1, 
2023. Additionally, every property owner was mailed a notification of potential land use 
change on January 28, 2023, with most receiving the notification by January 31, 2023. 
 
Fiscal Impact: Facilitates creation of new housing and jobs, which will yield increase in 
sales and property tax revenue through higher property values, increased spending at 
current retail stores, and improved market viability to support additional retail stores. 
Supported by existing infrastructure and facilities, additional development is expected to 
generate sufficient revenues to offset added costs for public services and ongoing 
maintenance over time. Also allows the City to process grant requests for funding 
projects within the City.  
 
Environmental: Pursuant to CEQA, the City of Needles conducted an environmental 
review of the proposed updated Land Use and Transportation Elements and determined 
that the proposed project will not result in any potentially significant impacts that cannot 
be mitigated. Accordingly, along with updates to portions of the City Code and the 
Zoning Map, the City intends to adopt a Mitigated Negative Declaration/Initial Study 
(MND/IS) and Mitigation Monitoring and Reporting Program (MMRP). The Final 
MND/IS, which includes the MMRP, is attached to this report as Exhibit C. 
 
The Draft MND/IS was distributed and circulated for public review on December 2, 
2022, for a review period of 30 days as required by CEQA. During the public review 
period, one letter was received on the environmental document; that letter was from the 
County of San Bernardino, Department of Public Works, Environmental Management 
Division. The City fully responded to all comments in the Responses to Comments that 
was attached to the MND/IS and published in January 2023. 
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Recommendation: Approve Resolution No. 02-15-2023 PC, Recommending to the City 
Council approval of a Mitigated Negative Declaration/Initial Study and adopt a Mitigation 
Monitoring Program for the Land Use and Transportation Elements of the General Plan 
Update in accordance with the California Environmental Quality Act (CEQA) and 
adoption of an Ordinance amending the City Code and Land Use Map associated with 
the General Plan Update. 
 
 
Submitted By: Patrick Martinez, Assistant City Manager/Development Services 
   Colin Drukker, Placeworks, Inc 
 
 
City Management Review: ______________  Date:  _____________ 
 
 
 

Approved:   Not Approved:   Tabled:   Other:  
 
 
 

Agenda Item:  ____________ 
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