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PLANNING COMMISSION
DATE: September 22, 2008
TO: Chairperson and Members of the Planning Commission
FROM: Development Services Department/Planning Division

SUBJECT: CONSIDERATION OF A TENTATIVE PARCEL MAP (P-19-06),
DEVELOPMENT PLAN (D-26-06) AND CONDITIONAL USE
PERMIT (C-49-06) TO CREATE TWO LOTS AND CONSTRUCT
AN 80-UNIT RESIDENTIAL STRUCTURE. THE PROJECT IS
LOCATED IN THE 3800 BLOCK OF LAKE BOULEVARD, THE
RH-U DISTRICT AND THE LAKE NEIGHBORHOOD. - LIL
JACKSON - SOUTHERN CALIFORNIA PRESBYTERIAN

HOMES

RECOMMENDATION

Staff recommends that the Planning Commission by motion:

(1)  Adopt Planning Commission Resolution No. 2008-P56 approving a Mitigated
Negative Declaration for Lil' Jackson Senior Community, in light of the whole
record that the project will not have a significant effect on the environment: and

(2) Adopt Planning Commission Resolution No. 2008-P57 approving Tentative
Parcel Map (P-19-06), Development Plan (D-26-06) and Conditional Use Permit
(C-49-06) with findings and conditions of approval attached herein.

PROJECT DESCRIPTION AND BACKGROUND

Background: An application to construct 80 affordable housing units was submitted on
October 17, 2006. The applicant is Southern California Presbyterian Homes. After
Planning Commission approves this application, the City Council will consider a
Development Agreement for this project, because the developer must sign a binding
agreement with the City to implement the affordable housing aspect of this application.



Site Review:

e Zoning and General Plan designation
The project site is situated within a RH-U zoning district and has a UHD-R land use

designation.

e Existing uses and development on site
Approximately two acres of the site will be developed in association with the proposed
project. The two-acre portion of the larger five-acre site is currently mass graded and

undeveloped.

e Topography

The existing site comprises 5.03 acres that fronts Lake Boulevard near Esplanade
Street along the site’s southerly boundary. The northern project boundary follows the
Buena Vista Creek. The site is divided into two basin areas which drain from the center

of the site to the west and east.

A biological assessment was completed and the scope of the project (the location of off-
street parking) was scaled back to reduce development impacts on existing habitat.

e Surrounding land uses

The property is bordered on the east and west by high density residential
developments, adjacent residential zoning districts include RM-C and RH-U. Across
Buena Vista Creek (to the north) are commercial developments; these lands are zoned
CC District. Along Esplanade Street are single-family developments with a zoning
designation of RE-B Districts.

Project Description: The project application is comprised of three components: a
Tentative Parcel Map, Development Plan, and Conditional Use Permit as follows:

Tentative Parcel Map P-19-06 represents a request to subdivide an existing 5.03-acre
site into two lots pursuant to Article VI Subdivisions of four or fewer parcels of the
Subdivision Ordinance. One Iot will include the proposed development; the second lot
will remain undeveloped. The undeveloped site is restricted by existing native habitat
and its proximity to the Buena Vista Creek.

Development Plan D-26-06 represents a request to construct an 80-unit multiple unit
structure on an approximate two-acre site pursuant to Article 10 Residential Districts,
Article 30 Site Regulations, and Article 43 Development Plan Review of the Zoning

Ordinance.

Conditional Use Permit CC-49-06 represents a request to allow a residential density
above the Urban High Density Residential (RH-U) District's base density pursuant to
Article 10 Residential Districts. The RH-U District's base density is 29 dwelling units per

acre.




The applicant proposes to construct a 40-foot tall, 62,306-square foot building
encompassing 80 one-bedroom residential units and providing 41 off-street parking
spaces. The site is adjacent to an existing North County Transit Bus stop, which will be
improved as a condition of the project's approval. The project includes extensive site
landscaping. The proposal provides sufficient setbacks from the Buena Vista Creek
and associated native habitats.

The project is subject to the following Ordinances and City policies:
1. General Plan Land Use Element

2. Subdivision Ordinance

3. Zoning Ordinance

4. California Environmental Quality Act (CEQA)

ANALYSIS

KEY PLANNING ISSUES

1. General Plan Compliance
The General Plan Land Use Map designation on the subject property is Urban High

Density Residential (UHD-R). The proposed project is consistent with this designation
and the goals and objectives of the City’s General Plan as follows:

A. Land Use Element |. Community Enhancement

Goal: The consistent, significant, long term preservation and improvement of the
environment, values, aesthetics, character and image of Oceanside as a safe,
attractive, desirable and well-balanced community.

Obijective 1.16 Housing: To ensure that decent, safe and sanitary housing is available to
all current and future residents of the community at a cost that is within the reach of the
diverse economic segments of Oceanside.

Policies:

A. The City shall strive to maintain a reasonable balance between rental and ownership
housing opportunities, between senior and family housing, and encourage a variety
of individual choices of tenure, type, and location of housing throughout Oceanside.

B. The City shall strive to produce opportunities for decent and affordable housing in a
pleasant environment for all of Oceanside's citizens.



C. The City shall ensure that housing is developed in areas with adequate access to
employment opportunities, community facilities, and public services.

D. The City shall encourage development of a variety of housing opportunities, with
special emphasis on providing: ... (3) Housing which meets the special needs of the
elderly and the handicapped.

E. The City shall protect, encourage, and where feasible, provide housing opportunities
for persons of low and moderate income.

The proposed age-restricted (at least age 62) 80-unit residential development balances
the existing housing stock inventory between seniors and families. The proposal is an
opportunity to construct decent and affordable housing in a pleasant environment for
seniors. The site is suitably situated with adequate access to public services, i.e. bus
routes and commercial venues. The proposal addresses the special needs of the
elderly and the handicapped-elderly. The proposal is an opportunity to provide housing
for persons of low and moderate income. Therefore, the proposal satisfies the
community enhancement goal and housing objective 1.16 of the Land Use Element.

B. Land Use Element |ll. Community Development

Goal: The continual long term enhancement of the community through the development
and use of land which is appropriate and orderly with respect to type, location, timing,
and intensity.

Objective 2.3 Residential Development: To direct and encourage the proper type,
location, timing, and design of housing to benefit the community consistent with the
enhancement and establishment of neighborhoods and a well balanced and organized

City.

Policy 2.32 Potential Range of Residential Densities: B. Residential projects that
possess an excellence of design features shall be granted the ability to achieve
densities above the base density. Project characteristics that exceed standards
established by City policy and those established by existing or approved developments
in the surrounding area will be favorably considered in the review of acceptable density
within the range. Such characteristics include, but are not limited to .... (11) Participation
in the City's Redevelopment, Housing, or Historical Preservation programs.

The proposed 80-unit residential development contributes to the long term
enhancement of the community by participating in the City’s housing program. The
developer proposes to provide 80 apartment units in the Lake Neighborhood to low
income seniors. In addition to satisfying characteristic #11 of Land Use Policy 2.32.B,
the proposed design includes superior landscape/hardscape design and materials; an
architectural design that suitably addresses the massing of the building; and maintaining
3.07 acres of land as open space (2.83 acres will remain undeveloped; a 0.24-acre
portion of Parcel 1 will be designated as open space). The site design and use of native



landscaping supports both the anticipated use of the lot and the environments in
proximity to Buena Vista Creek. Therefore, the proposed 62,306 building satisfies the
community development goal and the potential range of residential densities objective
2.32(B)(11) of the Land Use Element.

2. Subdivision Ordinance Compliance
The proposed project is subject to the Subdivision Map Act and the Oceanside
Subdivision Ordinance, Article VI Subdivision of Four or Fewer Parcels. Pursuant to

Section 601 of the Subdivision Ordinance, this Tentative Parcel Map has been prepared
in a manner acceptable to the Engineering Department.

3. Zoning Ordinance Compliance

The project is located in the Residential High Density (RH-U) District and complies with
the requirements of that zone. Table 1 summarizes the proposed and applicable
development standards for the project site.

Table 1: Residential Development Standards Sections 1050 and Exception to Height Limits 3018

Required Proposed

Base density 29 dwelling units/acre 40.82 dwelling units/acre
- : Lot 1: 2.2 acres
Minimum lot size 10,000 SF Lot 2+ 2 8-acres
: Lot 1: 169.2-feet
Minimum lot width 70-feet Lot 2: 253 3feet
Minimum front yard 15-feet 15-feet

. 5-feet minimum -
Side yard 8 10-foot average 10-feet minimum
Minimum rear yard 15-feet approximately 90-feet
Maximum height 36-feet 36-feet
Height exemption 10 additional feet 4 additional feet
1.0 FAR 0.23FAR

Maximum nonresidential FAR

Pursuant to Section 1050 Property development regulations, the proposal complies with
requirements for outdoor living area, minimum site landscaping, fence and wall
construction, signs, outdoor facilities, the screening of mechanical equipment, refuse
storage areas, the undergrounding of utilities, vehicular access, and outdoor storage.

Pursuant to Section 1050(B), the Planning Commission may approve a use permit
authorizing an increase in density up to 43 dwelling units per developable acre for a
project exceeding the standards established by City Policy, if they find the project
conforms to the provisions of Section 2.3 of the Land Use Element of the General Plan.



The proposed average number of residential dwellings units per gross developable acre
of land (1.96-acres) is 40.82 units. This density complies with the requirements of the
General Plan and Section 3032 Affordable housing density bonus, because at least 43
of the total units allowed by the maximum permitted density are designated for
qualifying residents, as defined in the Civil Code (Senior Citizen Housing).

Pursuant to Section 3018 Exceptions to height limits, necessary mechanical
appurtenances (covering not more than ten percent of the ground area covered by the
structure) may exceed the maximum permitted height by 10 feet. The structural
components of the proposed building between 36 feet and 40 feet provide cover for
mechanical appurtenances and consist of less then 10 percent of the building’s
footprint.

Pursuant to Section 3032.F(1), Additional Incentives allows the City to grant incentives
(including a modification of development standards) if it is found that the project with the
proposed lower-income units would not be feasible without said incentives. These
incentives are specific to the individual project. Staff finds that the incentive to modify
off-street parking requirements is not materially detrimental to the public healith, safety,
and welfare, nor injurious to property and/or improvements within the project’s vicinity.

Pursuant to Section 3103 Off-street parking and loading spaces required, multi-family
residential uses require 1.5 spaces per unit (including one covered space for studious
and one-bedroom units). Pursuant to Section 3109 Parking space dimensions, off-
street parking spaces are nine feet wide by 19 feet deep. The proposed residential
development would not be feasible unless a modification is considered regarding the
requirement to cover off-street parking spaces and set a minimum ratio of bedrooms to
parking spaces. The applicant provided a detailed analysis of off-street parking demand
among lower-income residents (seniors) of muitiple unit structures. Staff finds based
upon this analysis that a modified parking ratio of 0.51 spaces per one-bedroom unit is
sufficient. Pursuant to Section 3110 Application of dimensional requirements, staff finds
that the requirement to cover the parking spaces would increase the width of the
covered spaces by one or two feet. This would further reduce the count of off-street
parking spaces, because the developable area of the site is substantively reduced by
the proximity of existing sensitive habitat.

DISCUSSION

Issue: Long anticipated signalization of the intersection of Esplanade Street and Lake
Boulevard.

Recommendation: Residents of the Lake Neighborhood have long anticipated the
signalization of this intersection. Staffs recommends the applicant pay a fair share
portion of the cost for the traffic signal currently being installed by the City at this
intersection.



Issue: Construction related activity at the project site impacting the surrounding area
and residents.

Recommendation: Staff recommends the applicant be responsible for satisfying all
conditions of approval, including construction site upkeep, limitations on the hours-of-
work, construction staging locations, and improving the bus stop adjacent to the project
site.

Issue: The area of the developable site was reduced by 0.24-acres in response fo
comments on the Mitigated Negative Declaration.

Recommendation: The United States Fish and Wildlife Service and the California
Department of Fish and Game requested the distance between the existing habitat and
the paved parking area be increased. Staff finds the current site plan increases the
buffer between existing habitat and new development by 0.24-acre while reducing the
area for on-site parking. The revised design is acceptable to the applicant and the
agencies, who made the request.

Staff recommends that 41 off-street parking spaces are adequate. Staff has reviewed
on-site parking demand among similar uses and the proposed ratio has proven
sufficient at other locations throughout the State.

ENVIRONMENTAL DETERMINATION

Staff has reviewed the environmental assessment and determined that the project will
result in potentially significant impacts, all of which can be mitigated, to the following
environmental resources: biological, cultural, noise, air quality, and transportation.
Subsequently, a Mitigated Negative Declaration was prepared with mitigation measures
pursuant to the provisions of the California Environment Quality Act (CEQA) with the
following supplemental reports: air quality impact analysis (July, 2007); biological letter
report and wetland delineation (February, 2008); report on focused protocol surveys for
the least Bells vireos (July, 2008); phase | archaeological study (June, 2004);
stormwater management plan (August, 2008); and traffic impact analysis (January 18,
2007). These reports are attached herein as exhibits to the Mitigated Negative

Declaration.

The Planning Division advertised a draft Mitigated Negative Declaration for thirty (30)
days commencing on March 4, 2008 and ending on April 3, 2008. Comments were
received from the following:

- Native American Heritage Commission,

- Preserve Calavera,

- Mr. Thomas J. Dempsey,

- California Department of Fish and Game,

- North County Transit District,

- United States Fish and Wildlife Service,



- Department of Toxic Substances Control, and
- Governor’s Office of Planning and Research, State Clearinghouse and Planning Unit.

The comments received (letters labeled A through G) and staff's responses to the
comments are attached herein as the introduction to the final Mitigated Negative
Declaration. Each correspondent received a response to their comments on the
Mitigated Negative Declaration. The initial study was revised in response to comments
received and a final copy of the Mitigated Negative Declaration (September 2008) is
also attached herein. The final copy is a strike-out copy from the originally distributed
draft Mitigated Negative Declaration.

Prior to any action on P-19-06, D-26-06, and C-49-06 Lil Jackson, it is necessary for the
Planning Commission to review and act on the Mitigated Negative Declaration. Staff, in
its initial study of the project, is recommending that the negative declaration be
approved with findings and mitigation measures, including a finding that the new
mitigation measures are equivalent or more effective in mitigation or avoiding potential
significant effects and will not cause any potentially significant effect on the
environment.

PUBLIC NOTIFICATION

A Notice of Project Application has been posted by the applicant on the project site
within 15 days of the effective date of City Council Policy 300-14, revised November 1,

2007.

Legal notice for the Intent to Adopt a Mitigated Negative Declaration was published in
the North County Times on March 4, 2008, and notices were sent to property owners of
record within a 1,500-foot radius of the subject property.

Legal notice for the Planning Commission Meeting was published in the North County
Times on September 12, 2008. On the same date, notices were sent to residents of the
Lake Neighborhood Planning Area; property owners of record within a 1,500-foot radius
of the subject property; individuals/organizations requesting notification; the applicant
and interested parties. As of September 11, 2008, no communication supporting or
opposing the request had been received.

SUMMARY

The proposed Tentative Parcel Map (T-19-06), Development Plan (D-26-06) and
Conditional Use Permit (C-49-06) are consistent with the land use policies of the General
Plan, the requirements of the Subdivision Ordinance and the Zoning Ordinance. The
project meets or exceeds all applicable development standards. The project is compatible



in terms of residential product type, density, and site design with the surrounding
neighborhood. As such, staff recommends that the Planning Commission approve the
project based on the findings and subject to the conditions contained in the attached draft
resolution. Staff recommends that the Planning Commission:

- Consider the Mitigated Negative Declaration for Lil Jackson Senior
Community in light of the whole record that the project will not have a
significant effect on the environment and approve the Mitigated Negative
Declaration by adopting Planning Commission Resolution 2008-P56; and

- Move to approve Tentative Parcel Map (T-19-06), Development Plan (D-
26-06) and Conditional Use Permit (C-49-06) and adopt Planning
Commission Resolution 2008-P57 as attached.

PREPARED BY: SUBMITTED BY:
Juliana von Hacht Jérry Higtlefhan
Associate Planner ity Planner

REVIEWED BY: (éy

Richard Greenbauer, S‘éjior Planner

JH/JHAil

ATTACHMENTS:

1. Site Plans, Maps, Landscape Plans, Furniture specification sheets
2. Planning Commission Resolution No. 2008-P56

3. Planning Commission Resolution No. 2008-P57

4. Final Mitigated Negative Declaration, September 2008
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Victor Stanley, Litter Receptacles, Park Benches, Ash Urns, Planters, Tables, Tree Guard... Page 1 of ]
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Steelsites Series RPCT-30
b viowe all Tentured producrs o seriss »p

Model RPCT-30: All steel 30-inch (762 mm) round café table.

Sizes:

RPCT-24: 24-inch (609.6 mm) round top.
RPCT-30: 30-inch (762 mm) round top.
RPCT-36: 36-inch (914.4 mm) round top.
RPCT-42: 42-inch (1066.8 mm) round top.

Options:
Available as standard with in-ground or surface mount, Optional umt
available.
Standard: .
All fabricated metal components are steel shotblasted, etched, phos
preheated and electrostatically powder-coated with TGIC polyester ¢
coatings.
Model RPCT-30: Steelsites™ Series Table [ I Mare Options l ! [ Product Library
Coordinating Products
F
av i doi i
;:r’:z( e ¢ 5. \:.‘-\‘.
f. j"d
§4 : .
Production Series Production Series Steelsites Series Steelsités Series
PRSCC-8 PRSCA-8 FTRS-24 NTRS.1¢

Contact webmaster@uvictorstanley.com with questions or comments regarding this site.
Copyright. 2007, Victor Stanley, Inc. All rights reserved. Victor Stanley, Inc. Toll Free: 1-800-368-2573 (USA & Canada) Tel: 301-¢

RECEIVED
MAR 19 2007

Pianning DeF'ammmt

htin://www _victorstanlev.com/nroducts/?mode=nrodNetail &id=304& canrd=trme 189007
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Production Series PRSCA-8

Beoviewe s madured products rsoh

Model PRSCA-8: Production Series™
Seat

Coordinating Producis

Produétion Series Steelsites Series
PRSCC-8 w/ PRSCT-38R SPCT-24

HOSAE © REQUEST INFD COMTAC™

INSALATIONS Manl-a ,TuR NG

b p

Model PRSCA-8: Armless ali-steel café chair. Shown with removable a¢
glides.

Sizes:
Width 23 inches (584.2 mm)

Standard:
Al fabricated metal components are steel shot-blasted, etched, phosph:

preheated and electrostatically powder-coated with TGIC polyester pow
coatings.

[ ;Mr)m Options ] l [Pm.:luct Library

J&

Steelsites Series
RPCT-30

Contact webmaster@victorstanley.com with questions or comments regarding this site,

Copyright. 2007, Victor Stanley, Inc. All rights reserved. Victor Stanley, inc. Toll Free: 1-800-368-2573 (USA & Canada) Tel: 301-¢

httn://www victorstanlev.com/nroducts/2mode=nrodNetail &id=157% canrd=trme
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Tables & Chairs - Production Series PRSCT-36R

Povoew o fean od products v suties Zeavitie 204 Mext »p

Model PRSCT-36R: Round café table. Shown with optional umbrella hc

Sizes:
PRSCT-36R: 36-in (914.4 mm) round top.

- PRSCT-42R: 42-In (1066.8 mm) round top.

Options:
Standard mounting includes surface mount tabs with removable adjusta
glides. Available with optional umbrella hole.

P Standard:
i Sl Al fabricated metal components are steel shot-blasted, etched, phosph;
i {4 preheated and electrostatically powder-coated with TGIC polyester pow
: R e coatings.
l - I More Onptions } l I Product Lihr.ﬁry
PRSCT-36R: Production Series™ Café
Table
Courdinating Products
5 > ({ - ,“
34 % K
} i ter
¢ 4 ¥ i
- j ‘ ;
Production Series Production Series Production Series
PRS-386 PRSCC-8 PRSCA-8

Contact webmaster@uvictorstanley.com with questions or comments regarding this site.

Copyright. 2007, Victor Stanley, Inc. All rights reserved. Victor Stanley, inc. Toll Free: 1-800-368-2573 (USA & Canada) Tel: 301-¢

httn://www.victorstanlev.com/nroducts/?mode=nrodDetail &id=288& catTd=? U1K M7
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Production Series PRSCC-8 print  close windowy

Model PRSCC-8: All-steel café chair. Shown with removable adjustable
glides.

Sizes:
Width 23 inches (584.2 mm)

Standard:

All fabricated metal components are steel shot-blasted, etched,
phosphatized, preheated and electrostatically powder-coated with TGIC
polyester powder coatings.

Model PRSCC-8: Production
Series™ Seat

Coordinating Products

¥
g z,{f‘, T .
% R4 H
T
¢ . S ’ -,.‘{, T -
Production Series Production Series Steelsites Series
PRSCA-8 PRSCC-8 wi PRSCT-36R SPCT-24 RPCT-30

Powder Coating Color Options
Powder Coating Colors

i kb ANt P e . B e DIET TP P o e, - s — a4 PP ——

All of our steel products are available in ten standard
powder coating colors. We also offer other colors
(including the RAL range) at a small additional cost.
Contact us for details.

o Publicote™ is our name for an elaborate powder coating
VS Bronze VS Black process that provides a baked resin coating on all
exposed steel frames, bench legs, table assembilies,
mounting pipe brackets and on all finished steel products.
This process includes steel shotblasting, thorough
cleaning and surface preparation, and a final coating of
nontoxic sealer that makes the subsequent powder

http://www.victorstanlev.com/products/print Version.aspx?id=287 3/15/2007
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Benches - Production Series PRS-127
b view aif Teatored produ iy 1 serivs 1of6 N.ax P

Model PRS.127: It's solid steel frame and vertical steel scrolls give
durability and elegance. The PRS-127 is shown in 8-foot (1.8 Meters

Options:
Armrests are available.

Lengths:
Available as backless model PRS-112. Available as a standard 4-foc

Meters), 6-foot (1.8 Meters) and 8-foot (2.4 Meters) lengths.

Standard:
All fabricated metal components are steel shot-blasted, etched, pho:

preheated and electrostatically powder-coated with TGIC polyester
coatings.

Model PRS-127: Production Series™ Bench

[ 1 Morz Options l ' ~l Product Library

Worldwide Installations:
b Heston Park, London Barough of Hounslow. England
¥ Valkeisenpark, Kuopio (2 of 2), Finland

Coordinating Products

.o 3
HK‘;:‘:.Q{)’& g, ~osan?

3

Production Series
PRS-112

Contact webmaster@victorstanley.com with questions or comments regarding this site.

Copyright. 2007, Victor Stanley, Inc. Al rights reserved. Victor Stanley, Inc. Toll Free: 1-800-368-2573 (USA & Canada) Tel: 301-¢

htto://www.victorstanlev.com/onroducts/?mode=nrodDetail&id=17&catld=1 U1 MINNT
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Litter Receptacles - Production Series PRS-36

Boview ail featurco prode s 0 i tof2  Huns pp

i ?’x;‘" :f Model PRS-36: This beautifully tapered receptacle is a picturesque ad
: W any outdoor setting. The PRS-36 is shown here in 36-gallon (136 liters

Standard Capacities:
PRS-24: 24-gallon (90 liters)
PRS-36: 36-gallon (136 liters)
PRS-45: 45-gallon (170 liters)

Standard:
All fabricated metal components are steel shotblasted, etched, phosph

preheated and electrostatically powder-coated with TGIC polyester pot
coatings.

Other standard features include a formed lid attached to the frame with
coated steel aircraft cables, a high-density plastic liner, and rubber-tipg
feet on the base.

Interior plastic liners for our litter receptacles offer substantial value ans
produced on molds that we designed and own. These plastic cans are
ribbed, and molded for durability, ease of use, and greater capacity.

Model PRS-36: Production Series™ Litter
Receptacle [ } Meore Qptions ] I ] Product Lilsrary
Coordinating Products
ifs .:;‘;'(;,g; £ 4‘\'-;“‘.‘""’
Production Series Production Series
RMFC-24 PRSS-124 PRS-112

Contact webmaster@victorstanley.com with questions or comments regarding this site.
Copyright. 2007, Victor Stanley, Inc. Alf rights reserved. Victor Stanley, Inc. Toll Free: 1-800-368-2573 (USA & Canada) Tel: 301-¢

httn://www . victorstanlev.com/nrodncts/2mode=nrodDetail &id=16&catld=3 /180007



Victor Stanley, Litter Receptacles, Park Benches, Ash Urns, Planters, Tables, Tree Guard... Page 2 of 2

coating dramatically more effective. The entire process
utilizes no toxic solvents and represents our ongoing
commitment to operating a modern, effective
manufacturing process in a responsible and
environmentally sound manner.

V5 Green o W W Phangt A TE L L. Standard Colors: Sample images may not be accurate
: § 8 ) representations of actual colors. Color representations
vary from monitor to monitor.

V5 White vs Gray

Contact webmaster@victorstanley.com with questions or comments regarding this site.
Copyright. 2007, Victor Stanley, Inc. All rights reserved. Victor Stanley, Inc. Toll Free: 1-800-368-2573 (USA & Canada) Tel: 301-
855-8300

http://www.victorstanley.com/products/printVersion.aspx?id=287 3/18/2007
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PLANNING COMMISSION
RESOLUTION NO. 2008-P56

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF OCEANSIDE, CALIFORNIA APPROVING A
MITIGATED NEGATIVE DECLARATION ON CERTAIN
REAL PROPERTY IN THE CITY OF OCEANSIDE

APPLICATION NO: P-19-06, D-26-06, C-49-06
APPLICANT: Southern California Presbyterian Homes
LOCATION: 3800 block of Lake Boulevard (across from Esplanade Street)

THE PLANNING COMMISSION OF THE CITY OF OCEANSIDE, CALIFORNIA DOES
RESOLVE AS FOLLOWS:

WHEREAS, a Notice of Intent to Adopt a Mitigated Negative Declaration was prepared
and circulated for public and agency review and property notification was given in accordance
with the California Environmental Quality Act; and

WHEREAS, the Planning Commission, after giving the required notice, did on the 22nd
day of September, 2008 conduct a duly advertised public hearing on the content of the Mitigated

Negative Declaration and Mitigation and monitoring and reporting program; and

WHEREAS, studies and investigations made by this Commission and in its behalf reveal
the following facts:
FINDINGS:
For the Mitigated Negative Declaration:
1. The Mitigated Negative Declaration and Initial Study were completed in compliance
with the provisions of the California Environmental Quality Act (CEQA).
2. Pursuant to the California Environmental Quality Act of 1970, and State Guidelines

thereto, a Mitigated Negative Declaration has been prepared stating that if the mitigation
measures are met there will not be an adverse impact upon the environment.

3. The new mitigation measures are equivalent or more effective in mitigation or avoiding
potential significant effects than the proposed draft mitigation measures and would not
cause any potentially significant effect on the environment.

4. The Mitigated Negative Declaration and Mitigation and Monitoring and Reporting

Program (M.M.R.P.) have been determined to be accurate and adequate documents,
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which reflect the independent judgment and analysis of the Planning Commission. On

the basis of the entire record before it, the Planning Commission finds that there is no

substantial evidence that the project, with implementation of the mitigation measures

proposed, will have a significant impact on the environment.
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission does hereby

approve the Mitigated Negative Declaration and adopt the mitigation measures provided therein

subject to the following conditions:

Mitigation and monitoring and reporting program:

1. Dust generated by the development activities shall be kept to a minimum with a goal of

retaining dust on the site. Construction contractors shall comply with the following

requirements throughout grading and construction.

a)

b)

d)

g)

During construction, water trucks or sprinkler systems shall be used to keep all
areas of vehicle movement damp enough to control dust from leaving the site. At
a minimum, this shall include wetting down such areas in the late moming and
after work is completed for the day. Increased water frequency shall be required
whenever wind speed exceeds 15 miles per hour.

The amount of disturbed area shall be minimized.

On-site vehicle speeds shall be limited to 15 mph or less.

Gravel pads shall be installed at all access points to individual construction sites to
prevent tracking of mud onto driveways or public roads.

Soil stockpiled and not worked for more than two days shall be covered, kept
moist, or treated with soil binders to prevent dust generation. Trucks transporting
material to or from the site shall be tarped.

After clearing, grading, earth moving, or excavation is completed, disturbed areas
not worked for more than 14 shall be treated by watering or revegetating, or
spreading of soil binders until the area is paved or otherwise developed so that dust
generation will not occur.

The construction contractor or applicant shall designate a person or persons to
monitor the dust control program and to order increased watering, as necessary, to

prevent transport of dust offsite. The designee(s)’ duties shall include being
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accessible by phone on holiday and weekend periods when work may not be in
progress. The name and telephone number of the designee(s) shall be provided to
the SDAPCD prior to land use clearance for finish grading.

h) Prior to land use clearance, the dust control requirements shall be shown on
grading and building plans.

Construction contractors shall adhere to the following requirements during project grading

and construction to reduce emissions of ozone precursors and particulate emissions from

diesel exhaust (classified as carcinogenic by the State of California).

a) Heavy-duty diesel-powered construction equipment manufactured after 1996 (with
federally mandated “clean” diesel engines) shall be utilized.

b) The engine size of construction equipment shall be the minimum practical size.

) The number of pieces of construction equipment operating simultaneously shall be
minimized through efficient management practices to ensure that the smallest
practical number is operating at any one time.

d) Construction equipment shall be properly maintained per the manufacturer’s
specifications.

e) Catalytic converters shall be installed on gasoline-powered equipment.

f) Diesel catalytic converters shall be installed.

g) Small diesel powered equipment shall be replaced by electric equipment whenever
feasible.

h) Construction worker trips shall be minimized by promoting carpooling.

The applicant shall follow the Department of Toxic Substances Control’s interim

Guidance for Lead-Based Paint.

Low volatile organic compound architectural coatings shall be used whenever feasible.

In order to mitigate the impact to southern willow scrub, all permits and authorizations

from regulatory agencies for impacts to jurisdictional resources shall be obtained prior to

the issuance of grading permits for the project. Implementation of all conditions and
requirements in the permit/authorization shall be implemented by the project.

Compensation for the loss of southern willow scrub will be negotiated and approved

through the permitting process and would include one of the following options:
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b)

To mitigate impacts to the six small willows, 12 willows will be planted elsewhere
on the site within southern willow scrub habitat, in an area currently inhabited by
invasive non-native plant species. This alternative will require preparation of a
Revegetation Plan including requirements for monitoring and reporting to ensure
success of the plantings;

An area of 0.02 acres (852 square feet) of disturbed southern willow scrub habitat
within the drainage on-site will be identified, have invasive non-native plant
species removed, and be maintained free of invasives for a period of five years.
This alternative will require monitoring and reporting; or

A financial contribution will be made to the Mission Resource Conservation
District to aid in their efforts of wetland enhancement and restoration within the
Buena Vista Creek watershed. If this option is approved during the permitting
process and implemented, the District shall provide written guarantee that wetland
enhancement/restoration efforts will be implemented on or in the vicinity of the

project site.

The following mitigation measures shall be implemented to prevent both direct and

indirect impacts and are consistent with the City’s Subarea Plan.

a)

b)

All mitigation measures identified in this MND shall be complied with as stated in
the Mitigation Monitoring and Reporting Program.

A qualified biologist shall be retained by the applicant to review the final grading
plans, access routes and staging areas, monitor all aspects of construction, educate
contractors about the biological sensitivities associated with the area and ensure
compliance with mitigation measures.

The qualified biologist shall conduct a training session for all project personnel
prior to any grading/construction activities. At a minimum the training shall
include a description of the target species of concern, its habitats, the general
provisions of the Endangered Species Act (Act) and the Multiple Habitat
Conservation Program (MHCP), the need to adhere to the provision of the Act and
the MHCP, the penalties associated with violating the provisions of the Act, the

general measures that are being implemented to conserve the target species of
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d)

g)

concern as they relate to the project, any provisions for wildlife movement, and the
access routes to and project site boundaries within which the project activities
must be accomplished.

A water pollution and erosion control plan shall be developed that describes
sediment and hazardous materials control, dewatering or diversion structures,
fueling and equipment management practices and other factors as deemed
necessary. Erosion control measures shall be monitored on a regularly scheduled
basis, particularly during times of rainfall. Corrective measures shall be
implemented in the event erosion control strategies are inadequate.
Sediment/erosion control measures shall be continued at the project site until the
revegetation efforts are successful at soil stabilization.

The footprint of habitat disturbance shall be minimized to the maximum extent
feasible. Access to sites shall be via pre-existing access routes to the greatest
extent possible.

Placement of equipment and personnel within environmentally sensitive habitat
areas, stream channels or on sand and gravel bars, banks and adjacent upland
habitats used by target species of concern shall be avoided. Activities that can not
be conducted without placing equipment or personnel in sensitive habitats shall be
timed to avoid the breeding season of the target species of concern.

Equipment storage, fueling and staging areas shall be located to minimize risks of
direct drainage into riparian areas or other environmentally sensitive habitats.
These designated areas shall be located in such a manner as to prevent runoff from
entering sensitive habitats. All necessary precautions shall be taken to prevent the
release of cement or other toxic substances into surface waters. All project related
spills of hazardous materials shall be reported to appropriate entities including but
not limited to the City of Oceanside, USFWS, CDFG, and State Water Quality
Control Board (SWQCB) and shall be cleaned up immediately and contaminated

soils removed to approved disposal areas.
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h)

)

k)

D

Erodible fill material shall not be deposited into water courses. Brush, loose soils,
or other similar debris material shall not be stockpiled within the stream channel or
on its banks.

Stockpiling of materials and other aspects of construction staging shall be limited
to disturbed areas without native vegetation, areas to be impacted by project
development or in non sensitive habitats.

"No-fueling zones" shall be established within a minimum of 10 meters (33 feet)
from all drainages and fire sensitive areas.

Scheduling of construction activities shall minimize potential impacts to biological
resources.  Construction adjacent to drainages shall occur during periods of
minimum flow (i.e. summer through first rain of fall) to avoid excessive
sedimentation and erosion and to avoid impacts to drainage dependent species.
Construction near riparian areas or other sensitive habitats shall be scheduled to
avoid the breeding season (March through September) and potential impacts to
breeding bird species.

Human and pet access to preserve areas shall be limited to designated trails by use
of natural vegetation, topography, signs and limited fencing,

Artificial lighting adjacent to the preserve area shall be eliminated except where
essential for roadway, facility use and safety and security purposes. Where use of
artificial lighting is necessary it shall be limited to low-pressure sodium sources.
Use of low voltage outdoor or trail lighting, spotlights or bug lights is prohibited.
All light sources shall be shielded so that lighting is focused downward to restrict
any light spillover onto sensitive habitat. Use of night lighting, if necessary, shall
be the lowest illumination necessary and directed away from sensitive habitat.

The qualified biologist shall monitor construction activities throughout the
duration of the project to ensure that all practicable measures are being employed
to avoid incidental disturbance of habitat and any target species of concemn outside
the project footprint. Construction monitoring reports shall be completed and
provided to the City of Oceanside, USFWS and CDFG summarizing how the

project complies with applicable conditions. The project biologist shall be
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p)

empowered to halt work activity if necessary and to confer with staff from the City
of Oceanside, USFWS and CDFG to ensure the proper implementation of species
and habitat protection measures.

The removal of native vegetation shall be avoided and minimized to the maximum
extent practicable. Temporary impacts shall be returned to pre-existing contours
and revegetated with appropriate native species. All revegetation plans shall be
prepared and implemented consistent with Appendix C of the MHCP
(Revegetation Guidelines of the Final MHCP Plan - Volume II) and shall require
written concurrence of the USFWS and CDFG.

To avoid attracting predators of the target species of concem, the project site shall
be kept clean of debris as possible. All food related trash items shall be enclosed in
sealed containers and regularly removed from the site. Pets of project personnel
shall not be allowed on site where they may come in contact with any listed
species.

Construction employees shall strictly limit their activities, vehicles, equipment,
and construction materials to the proposed footprint and designated staging areas
and routes of travel. The construction area(s) shall be the minimal area necessary
to complete the project and shall be specified in the construction plans.
Construction limits shall be fenced with orange snow screen. Exclusion fencing
shall be maintained until the completion of all construction activities. All
employees shall be instructed that their activities are restricted to the construction
areas.

Any habitat destroyed that is not in the identified project footprint shall be
disclosed immediately to the City of Oceanside, USFWS and CDFG and shall be
compensated at a minimum ratio of 5:1.

If dead or injured listed species are located, initial notification must be made
within three working days, in writing to the USFWS Division of Law Enforcement
in Torrance California and by telephone and in writing to the applicable
jurisdiction, Carlsbad Field Office of the USFWS, and CDFG.
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t) The City of Oceanside shall have the right to access and inspect any sites of
approved projects including any restoration/enhancement area for compliance with
project conditions and BMPs. The USFWS and CDFG may accompany the City
representatives on this inspection.

u) Any planting stock to be brought onto the site for landscaping or ecological
restoration shall be first inspected by a qualified pest inspector to ensure it is free
of pest species that could invade natural areas, including but not limited to
Argentine ants, fire ants, and other insect pests. Any planting sock found to be
infested with such pests shall not be allowed on the project site or within 300 feet
of natural habitats. The stock shall be quarantined, treated or disposed of
according to best management principles by qualified experts in a manner that
precludes invasions into natural habitats.

V) All mitigation sites shall be conserved through conservation easement, and proof
of recordation shall be provided to the City of Oceanside prior to land disturbance.

W) Use of retaining walls shall be minimized. Development on the site shall be
configured to existing topography to minimize grading and landform alteration.

In order to prevent future indirect impacts (edge effects) to sensitive habitats, a barrier
shall be constructed along the eastern property boundary and at the top of the slope along
the northern property boundary. This impermeable barrier (a six-foot tall, four-inch
narrowly spaced wrought iron fence), with the biological buffers provided, will provide
adequate protection to the native habitats located on and adjacent to the site. This type of
fence will prevent domestic predators from encroaching into the preserved creek area.

In accordance with the City’s Subarea Plan, a restoration plan shall be prepared and

implemented that describes the portions of the biological buffer to be restored, the

revegetation specifications, the performance standards, and the maintenance and
monitoring requirements. This plan will also include a long-term management and
monitoring program as appropriate. The Restoration Plan shall be reviewed and approved

by the City and the wildlife agencies prior to issuance of a grading permit.
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10.

11.

12.

13.

In order to ensure the long-term biological value of avoided resources on the project site,
the avoided riparian habitat and the 50-foot wide biological buffer will be designated as
biological open space and legally protected through one of the following mechanisms:

a) The City of Oceanside shall maintain ownership of the entire biological open
space area and the area shall be designated as open space through a deed
restriction, open space lot establishment, or other mechanism. The City shall
manage this land in perpetuity consistent with the other City-owned lands
managed under the City’s Subarea Plan; or

b) A conservation easement shall be established over the biological open space area.
The conservation easement shall be held by a qualified land management entity
with the Wildlife Agencies as third party beneficiaries. The land management
entity shall have the funding to implement long-term management and monitoring
of the open space.

Prior to approval of grading improvement plans, the applicant shall implement a grading

monitoring plan to mitigate potential impacts to undiscovered buried archaeological

resources on the project site to the satisfaction of the City of Oceanside.

In the event that cultural resources are discovered, work must cease, and the City Planner

shall be contacted immediately. A qualified archaeologist shall be consulted to assess the

significance of the resource and to provide proper management and/or handling
recommendations.

In the event that no cultural resources are discovered, a brief letter stating that

archeological monitoring was conducted and no resources were encountered shall be sent

to the lead agency by the consulting archaeologist that the grading monitoring activities
have been complete.

Prior to approval of grading improvement plans, the applicant shall implement a grading

monitoring plan which outlines activities that may affect the Santiago Peak Formation,

timing, reporting, etc. to the satisfaction of the City. The Plan shall outline the process/
verification that will occur to ensure that all grading activity that could potentially alter the

Santiago Formation is monitored by a qualified paleontologist. In the event that

paleontological resources are discovered, work must cease, and the City Planner shall be
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14.

15.

16.

contacted immediately. A qualified paleontologist shall be consulted to assess the
significance of the resource and to provide proper management and or handling
recommendations.  In the event that no paleontological resources are discovered, a
brief letter stating that paleontological monitoring was conducted and no resources were
encountered shall be sent to the City by the consulting paleontologist. This letter shall be
filed in the project file and mitigation monitoring reporting program documents.

In the unlikely event that human remains are encountered, State Health and Safety Code
Section 7050.5 states that no further disturbance shall occur until the County Coroner has
made a determination of origin and disposition pursuant to Public Resources Code Section
5097.98. The County Coroner shall be notified of any human remains found immediately.
If the remains are determined to be prehistoric, the Coroner will notify the Native
American Heritage Commission (NAHC) which will determine and notify a most likely
descendant. With the permission of the landowner or his/her authorized representative,
the most likely descendant may inspect the site of the discovery. The most likely
descendant may recommend scientific removal and nondestructive analysis of human
remains and items associated with Native American burials.

Equipment will use available noise suppression devices and properly maintained mufflers.
Construction noise will be reduced by using quiet or “new technology”, equipment,
particularly the quieting of exhaust noises by use of improved mufflers where feasible.
All internal combustion engines used at the Project site will be equipped with the type of
muffler recommended by the vehicle manufacturer. In addition, all equipment will be
maintained in good mechanical condition to minimize noise created by faulty or poorly
maintained engine and other components.

During all site preparation, grading and construction, contractors shall minimize the
staging of construction equipment and unnecessary idling of equipment in the vicinity of

residential land uses.

i
i
i
i
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17. In order to alleviate traffic conditions at Lake Boulevard and Esplanade Street, the
applicant shall pay a fair share portion of the cost of the traffic signal currently being
installed by the City at this intersection. Installation of this signal will allow this
intersection to operate at LOS C.

PASSED AND ADOPTED Resolution No. 2008-P56 on September 22, 2008 by the
following vote, to wit:

AYES:

NAYS:

ABSENT:

ABSTAIN:

Claudia Troisi, Chairperson
Oceanside Planning Commission

ATTEST:

Jerry Hittleman, Secretary

I, JERRY HITTLEMAN, Secretary of the Oceanside Planning Commission, hereby certify that
this is a true and correct copy of Resolution No. 2008-P56.

Dated:  September 22, 2008

11
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PLANNING COMMISSION
RESOLUTION NO. 2008-P57

A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF OCEANSIDE, CALIFORNIA APPROVING A
TENTATIVE PARCEL MAP, DEVELOPMENT PLAN AND
CONDITIONAL USE PERMIT ON CERTAIN REAL
PROPERTY IN THE CITY OF OCEANSIDE

APPLICATION NO: P-19-06, D-26-06, C-49-06
APPLICANT: Southern California Presbyterian Homes
LOCATION: 3800 block of Lake Boulevard (across from Esplanade Street)

THE PLANNING COMMISSION OF THE CITY OF OCEANSIDE, CALIFORNIA DOES
RESOLVE AS FOLLOWS:

WHEREAS, there was filed with this Commission a verified petition on the forms
prescribed by the Commission requesting a Tentative Parcel Map, Development Plan and
Conditional Use Permit under the provisions of Articles 10, 30, 31, 40, 41, and 43 of the Zoning
Ordinance and Article VI of the Subdivision Ordinance of the City of Oceanside to permit the
following:

a two-lot subdivision of an existing 5.03-acre lot, construction of a 62,306-square foot

building consisting of an 80-unit age-restricted residential structure, and development

above the base density of the RH-U District
on certain real property described in the project description.

WHEREAS, the Planning Commission, after giving the required notice, did on the 22nd
day of September, 2008 conduct a duly advertised public hearing as prescribed by law to consider
said application.

WHEREAS, pursuant to the California Environmental Quality Act of 1970, and State
Guidelines thereto; a Mitigated Negative Declaration has been prepared stating that if the
mitigation measures are met there will not be an adverse impact upon the environment

WHEREAS, there is hereby imposed on the subject development project certain fees,
dedications, reservations and other exactions pursuant to state law and city ordinance;

WHEREAS, pursuant to Gov’t Code §66020(d)(1), NOTICE IS HEREBY GIVEN that
the project is subject to certain fees, dedications, reservations and other exactions as provided

below:
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Description

Parkland Dedication/Fee

Drainage Fee

Public Facility Fee

School Facilities Mitigation

Fee

Traffic Signal Fee

Thoroughfare Fee

Water System Buy-in Fees

Wastewater System Buy-in
fees

San Diego County Water
Authority Capacity Fees

Inclusionary housing in lieu Chapter 14-C of the City

fees—Residential only.

Authority for Imposition

Ordinance No. 91-10
Resolution No. 06-R0334-1

Ordinance No. 85-23
Resolution No. 06-R0334-1

Ordinance No. 91-09
Resolution No. 06-R0334-1

Ordinance No. 91-34

Ordinance No. 87-19
Resolution No. 06-R0334-1

Ordinance No. 83-01
Resolution No. 06-R0334-1

Oceanside City Code
§37.56.1

Resolution No. 87-96
Ordinance No. 05-OR 0611-1
Oceanside City Code §
29.11.1

Resolution No. 87-97
Ordinance No. 05-OR 0610-1
SDCWA  Ordinance No.

2005-03

Code

Current  Estimate Fee or
Calculation Formula

$3,503 per unit

Depends on area (range is
$2,843-$15,964 per acre)

$.713 per square foot or
$2,072 per unit for residential
$2.63 per foot
residential

square

$15.71 per vehicle trip

$255 per vehicle trip

Fee based on water meter
size. Residential is typically
$35,160 and $430.

Based on capacity or water
meter size. Residential is
typically $48,280.

Based on meter size.
Residential is  typically
$23,358.

$1,000 per development
project + $100 per unit plus
$10,275 per unit

WHEREAS, the current fees referenced above are merely fee amount estimates of the

impact fees that would be required if due and payable under currently applicable ordinances and
resolutions, presume the accuracy of relevant project information provided by the applicant, and

are not necessarily the fee amount that will be owing when such fee becomes due and payable;
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WHEREAS, unless otherwise provided by this resolution, all impact fees shall be
calculated and collected at the time and in the manner provided in Chapter 32B of the Oceanside
City Code and the City expressly reserves the right to amend the fees and fee calculations
consistent with applicable law;

WHEREAS, the City expressly reserves the right to establish, modify or adjust any fee,
dedication, reservation or other exaction to the extent permitted and as authorized by law;

WHEREAS, pursuant to Gov’t Code §66020(d)(1), NOTICE IS FURTHER GIVEN that
the 90-day period to protest the imposition of any fee, dedication, reservation, or other exaction
described in this resolution begins on the effective date of this resolution and any such protest |
must be in a manner that complies with Section 66020;

WHEREAS, pursuant to Oceanside Zoning Ordinance §4603, this resolution becomes
effective 10 days from its adoption in the absence of the filing of an appeal or call for review;

WHEREAS, the documents or other material which constitute the record of
proceedings upon which the decision is based will be maintained by the City of Oceanside
Planning Division, 300 North Coast Highway, Oceanside, California 92054.

WHEREAS, studies and investigations made by this Commission and in its behalf reveal
the following facts:

FINDINGS:
For the Tentative Parcel Map P-19-06:

1. The proposed two-lot subdivision is consistent with the General Plan, including

Objective 2.3 Residential development. The-two lot subdivision will benefit the
community with the enhancement of multi-family residential units within the Lake
Neighborhood.

2. The City Development Engineer has reviewed the proposal and finds that the site is
physically suitable for a multi-family residential development.

3. The site is designated UHD-R, which has a density range of 29 to 43 dwelling units per
gross acre. The proposed 40.8 dwelling units per gross acre are within the potential
density range for this designation.

4. The design of the subdivision and the proposed improvements will not cause substantial

environmental damage or substantially and avoidably injure fish or wildlife or their
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habitat. One of the two proposed lots shall remain undeveloped. The other lot will
include sufficient structural setbacks to reduce impacts to the environment to a less than
significant level.

The design of the subdivision and the multi-family residential structure will not conflict
with easements, acquired by the public at large, for access through or use of property
within the proposed subdivision. The existing easements are not obstructed by the
proposed improvements.

The two-lot subdivision complies with all other applicable ordinances, regulations, and
guidelines of the City of Oceanside, including but not limited to the Local Floodplain
Ordinance, because the proposed improvements are proposed to be constructed beyond

the limits of the one-hundred year flood plain.

For the Development Plan D-26-06:

1.

That the site plan and physical design of the project as proposed is consistent with the
purposes of the Zoning Ordinance. The proposed 80-unit multi-family residential
development complies with development and land use regulations set forth by the
Oceanside Zoning Ordinance, including building height, required yards, and floor area.
That the Development Plan as proposed conforms to the General Plan of the City,
including Objectives 1.16 Housing and 2.3 Residential development. The proposed 80-
unit multi-family residential development encourages the property type, location, and
design of housing to benefit the community consistent with the enhancement and
establishment of the Lake Neighborhood and a well balanced and organized City.

The area covered by the Development Plan can be adequately, reasonably and
conveniently served by existing and planned public services, utilities, and public
facilities.

The project, as proposed, is compatible with the existing and potential development on
adjoining properties and in the surrounding neighborhood. The proposed density is
between the base and maximum potential density of the RH-U District. The
surrounding area includes senior housing, and multi-family and single-family residential

units.
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The site plan and physical design of the project is consistent with the policies contained
within Section 1.24 of the Land Use Element of the General Plan. The development
preserves and enhances the unique beauty and character of the City’s natural
topographic features and does not contribute to slope instability, flooding, or erosion
hazards to life and property. A geotechnical analysis has been completed and the
structure is situated outside of the boundaries of the floodplain. Undevelopable lands
have been identified and protected to preserve their significant natural resources. The

structure and off-street parking provide adequate setbacks from native plants and

riparian areas.

For the Conditional Use Permit C-49-06:

1.

The proposed location of the age-restricted multi-family residential land use is in accord
with the objectives of the ordinance and the purposes of the RH-U District. The
proposal provides an opportunity for an intensive form of residential development, 40.8
dwelling units per gross acre, in the 3800 block of Lake Boulevard.

The proposed location of the age-restricted multi-family residential land use and the
proposed conditions under which it would be operated and maintained will be consistent
with the General Plan. Pursuant to Section 2.32.B11, the proposal to construct dwelling
units above the base density is offered in conjunction with the applicant’s participation
in the City’s Housing program. The project will not be detrimental to the public health,
safety or welfare of persons residing or working in or adjacent to the neighborhood of
the residential use; and will not be detrimental to properties or improvements in the
vicinity or to the general welfare of the city.

The proposed multi-family residential land use will comply with the provisions of the
ordinance, including any specific condition required for the proposed increase in density
in the RH-U District. The requested reduction in the required number of off-street
parking spaces shall not be materially detrimental to public health, safety, and welfare,
or injurious to property and/or improvements within the projects' vicinity. The
requested reduction in the required number of off-street parking spaces shall not result
in an overall development pattern that is incompatible with other structures in the

immediate vicinity.  The off-street parking incentives will make the project
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economically feasible with minimum deviations from established standards and
minimal impacts to health, safety and welfare.
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission does hereby

approves P-19-06, D-26-06 and C-49-06 subject to the following conditions:

Building:

L.

Applicable Building Codes and Ordinances shall be based on the date of submittal for

Building Division plan check. (Currently the 2007 California Building Code, and 2007

California Electrical Code)

The granting of approval under this action shall in no way relieve the applicant/project

from compliance with all State and Local building codes.

Site development, common use areas, access and adaptability of apartments and

condominiums shall comply with the State’s Disabled Accessibility Regulations (2007

California Building Code (CBC), Chapter 11A).

The building plans for this project are required by State law to be prepared by a licensed

architect or engineer and must comply with this requirement prior to submittal for building

plan review.

All electrical, communication, CATV, etc. service lines within the exterior lines of the

property shall be underground (City Code Sec. 6.30).

All outdoor lighting must comply with Chapter 39 of the City Code (Light Pollution

Ordinance). Where color rendition is important, high-pressure sodium, metal halide or

other such lights may be utilized and shall be shown on building and electrical plans.

Compliance with the Federal Clean Water Act (BMP’s) must be demonstrated on the

plans.

The developer shall monitor, supervise and control all building construction and

supporting activities so as to prevent these activities from causing a public nuisance,

including, but not limited to, strict adherence to the following:

a) Building construction work hours shall be limited to between 7:00 a.m. and 6:00
p.m. Monday through Friday, and on Saturday from 7:00 a.m. to 6:00 p.m. for
work that is not inherently noise-producing. Examples of work not permitted on

Saturday are concrete and grout pours, roof nailing and activities of similar noise-
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10.

11.

16.

17.
18.

producing nature. No work shall be permitted on Sundays and Federal Holidays
(New Year’s Day, Memorial Day, July 4th, Labor Day, Thanksgiving Day,
Christmas Day) except as allowed for emergency work under the provisions of the
Oceanside City Code Chapter 38 (Noise Ordinance).

b) The construction site shall be kept reasonably free of construction debris as
specified in Section 13.17 of the Oceanside City Code. Storage of debris in
approved solid waste containers shall be considered compliance with this
requirement. Small amounts of construction debris may be stored on-site in a neat,
safe manner for short periods of time pending disposal.

Separate/unique addresses will/may be required to facilitate utility releases. Verification

that the addresses have been properly assigned by the City’s Planning Division must

accompany the Building Permit application.

A complete Soils Report, Structural Calculations, & Energy Calculations/documentation

will be required at time of plans submittal to the Building Division for plan check.

A private sewer system design must be submitted to the Building Division and approved

prior to the construction of the sewer system. If a Gravity flow system is not used, a

mechanical system must be submitted and approved by all City of Oceanside

Departments.

Fire Prevention:
12.
13.
14.
15.

Smoke detectors are required and detector locations must be indicated on the plans.

A minimum fire flow of 3,000 gallons per minute shall be provided.

The size of fire hydrant outlets shall be 2.5 inches by 2.5 inches by 4 inches.

All proposed and existing fire hydrants within 400 feet of the project shall be shown on
the site plan.

The fire hydrants shall be installed and tested prior to placing any combustible materials
on the job site.

Provide on-site hydrants and mains capable of supplying the required fire flow.

Detailed plans of underground fire service mains shall be submitted to the Oceanside Fire

Department for approval prior to installation.
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19.

20.

21.

22.

23.

24.

25.

26.

27.
28.

29.

30.

Blue hydrant identification markers shall be placed as per Oceanside’s Engineers Design
and Processing Manual Standard Drawing No. M-13.

All weather access roads shall be installed and made serviceable prior to and maintained
during time of construction.

The Fire Department access roadway shall be provided with adequate turning radius for
Fire Department apparatus (a 50-foot outside and 30-foot inside radius).

All streets less than 32 feet wide shall be posted “NO PARKING FIRE LANE” per
Vehicle Code Section 22500.1 and in accordance with the Fire Department Standard
Guidelines for Emergency Access.

All security gates shall have a Knox-box override and as required have strobe activation
capability.

Fire extinguishers are required and shall be included on the plans submitted for plan
check.

An approved fire sprinkler system must be installed throughout the building. The system
shall be designed per N.F.P.A. 13, and U.B.C. Standard 9-1. The sprinkler system
requires 24-hour supervision.

The Fire Department connection shall not be affixed to the building. The Fire Department
connection must be located at least 40 feet away from the building, within 40 feet of a fire
hydrant, and on the address side of the building, unless otherwise accepted by the Fire
Department. The hydrant shall be located on the same side of the street as the Fire
Department connection.

Provide a fire alarm system as required per C.F.C. Article 10 and N.F.P.A. 72

Buildings shall meet Oceanside sprinkler ordinance in effect at the time of building permit
application.

In accordance with the California Fire Code Sec. 901.4.4, approved address for residential
occupancies shall be placed on the structure in such a position as to be plainly visible and
legible from the street or roadway fronting the property. Numbers shall be contrasting
with their background.

Multi-tenant buildings require identification on the rear exit doors with individual suite

numbers or letters.
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31

32.

33.

34.

35.

Commercial buildings and multi-family dwellings require 6 inch address numbers.

Plans shall be submitted to the Fire Prevention Bureau for plan check review and approval
prior to the issuance of building permits. A site plan indicating the fire access and hydrant
locations must also be submitted on CD Rom.

Buildings shall meet Oceanside Fire Department’s current codes at the time of building
permit application.

Hammerhead tumn-around is required to meet Fire Department minimum requirements
without obstructions placed in the turn-around.

Except as otherwise provided, no person shall own, erect, construct or occupy any
building or structure, or any part thereof, or cause the same to be done, which fails to
support adequate radio coverage for City emergency service workers operating on the 800
MHz Countywide Coordinated Communication System, or the current radio system in
use. Further, owners must maintain a reasonable standard of reliable radio communication
within their buildings and structures once a Certificate of Occupancy is issued. The
B.D.A. coverage enhancers must be maintained as a condition of occupancy and tested
annually. When tested, if the 800 MHz signal strength readings (R.S.S.1.) fall below 65 in
any portion of the building, either above or below grade as measured by an 800 MHz
portable radio, the purchase and installation of one or more bidirectional amplifier radio
coverage enhancers is required. A minimum signal strength of (-95 dBm) in 90 percent of
the area of each floor building from both the 800 MHz Countywide Communications

Systems and from within the building is required.

Engineering:

36.

37.

For the demolition of any existing structures or surface improvements, grading plans shall
be submitted and erosion control plans be approved by the City Engineer prior to the
issuance of a demolition permit. No demolition shall be permitted without an approved
erosion control plan.

With the exception of the access points approved by the City Engineer, vehicular access
rights to Lake Boulevard shall be relinquished by the property owner. The location of
access to/from Parcel 2 shall be approved by the City Engineer at the time of development

of said Parcel.
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38.

39.

40.

41.

42.

43.

All right-of-way alignments, street dedications, exact geometrics and widths shall be
dedicated and improved as required by the City Engineer.

Design and construction of all improvements shall be in accordance with standard plans,
specifications of the City of Oceanside and subject to approval by the City Engineer.

Prior to issuance of a building permit, all improvement requirements shall be covered by a
development agreement and secured with sufficient improvement securities or bonds
guaranteeing performance and payment for labor and materials, setting of monuments, and
warranty against defective materjals and workmanship.

Prior to approval of the final map or any increment, all improvement requirements, within
such increment or outside of it if required by the City Engineer, shall be covered by a
subdivision agreement and secured with sufficient improvement securities or bonds
guaranteeing performance and payment for labor and materials, setting of monuments, and
warranty against defective materials and workmanship.

The subdivision shall be recorded as one. The subdivision may be developed in phases.
A construction-phasing plan for the construction of on-site public and private
improvements shall be reviewed and approved by the City Engineer prior to the
recordation of the final map. Prior to the issuance of any building permits all off-site
improvements including landscaping, landscaped medians, frontage improvements shall
be under construction to the satisfaction of the City Engineer. Prior to issuance of any
certificates of occupancy the City Engineer shall require the dedication and construction of
necessary utilities, arterials and streets and other improvements outside the area of any
particular final map, if such is needed for circulation, parking, access or for the welfare or
safety of future occupants of the development. The boundaries of any multiple final map
increment shall be subject to the approval of the City Engineer.

The subdivider shall provide the City of Oceanside with a certification from each public
utility and each public entity owning easements within the proposed project stating that:
(a) they have received from the developer a copy of the proposed map; (b) they object or
do not object to the filing of the map without their signature; (c) in case of a street
dedication affected by their existing easement, they will sign a "subordination certificate"

or "joint-use certificate” on the map when required by the governing body. In addition, the

10
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44,

45.

46.

47.

subdivider shall fumish proof to the satisfaction of the City Engineer that no new
encumbrances have been created that would subordinate the City's interest over areas to be
dedicated for public road purposes since submittal of the project.

Prior to the issuance of any grading, improvement or building permits for a model
complex, a construction-phasing plan for the entire project shall be reviewed and approved
by the City Planner, City Engineer, and Building Official. All improvements shall be
under construction to the satisfaction of the City Engineer prior to the issuance of any
building permits. All public and private improvements including landscaping and off-site
streets or arterials that are found to be required to serve the model complex shall be
completed prior to the issuance of any certificates of occupancy.

Where off-site public or private improvements, including but not limited to slopes, utility
facilities, and drainage facilities, or on-site public facilities are to be constructed and/or
maintained, the developer shall, at his own expense, obtain all necessary easements or
other interests in real property and, in case of public facilities, shall dedicate the same to
the City of Oceanside or to the appropriate utility company as required. The developer
shall provide documentary proof satisfactory to the City of Oceanside that such easements
or other interest in real property have been obtained prior to the approval of the final map
or issuance of appropriate grading, building or improvement permit for the development.
Additionally, the City of Oceanside, may at its sole discretion, require that the developer
obtain at his sole expense a title policy insuring the necessary title for the easement or
other interest in real property to have vested with the City of Oceanside or the developer,
as applicable.

Pursuant to the State Map Act, improvements shall be required at the time of
development. A covenant, reviewed and approved by the City Attorney, shall be recorded
attesting to these improvement conditions and a certificate setting forth the recordation
shall be placed on the map.

Prior to the issuance of a grading permit, the developer shall notify and host a
neighborhood meeting with all of the area residents located within 300 feet of the project

site, and residents of property along any residential streets to be used as a "haul route", to
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48.

49.

50.

51

52.

53.

54.

inform them of the grading and construction schedule, haul routes, and to answer
questions.

The developer shall monitor, supervise and control all construction and construction-
supportive activities, so as to prevent these activities from causing a public nuisance,
including but not limited to, insuring strict adherence to the following:

Dirt, debris and other construction material shall not be deposited on any public street or
within the City’s stormwater conveyance system.

All grading and related site preparation and construction activities shall be limited to the
hours of 7:00 am.to 6:00 p.m., Monday through Friday. No engineering related
construction activities shall be conducted on Saturdays, Sundays or legal holidays unless
written permission is granted by the City Engineer with specific limitations to the working
hours and types of permitted operations. All on-site construction staging areas shall be as
far as possible (minimum 100 feet) from any existing residential development. Because
construction noise may still be intrusive in the evening or on holidays, the City of
Oceanside Noise Ordinance also prohibits “any disturbing excessive or offensive noise
which causes discomfort or annoyance to reasonable persons of normal sensitivity.”

The construction site shall accommodate the parking of all motor vehicles used by persons
working at or providing deliveries to the site.

A haul route shall be obtained at least 7 days prior the start of hauling operations and must
be approved by the City Engineer. Hauling operations shall be 8:00 a.m. to 3:30 p.m.
unless approved otherwise.

A traffic control plan shall be prepared according to the City traffic control guidelines and
be submitted to and approved by the City Engineer prior to the start of work within open
City rights-of-way. Traffic control during construction of streets that have been opened to
public traffic shall be in accordance with construction signing, marking and other
protection as required by the Caltrans Traffic Manual and City Traffic Control Guidelines.
Traffic control plans shall be in effect from 8:00 a.m. to 3:30 p.m. unless approved
otherwise.

Approval of this development project is conditioned upon payment of all applicable

impact fees and connection fees in the manner provided in chapter 32B of the Oceanside
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35.

56.

57.

58.

City Code. All drainage fees, traffic signal fees and contributions, highway thoroughfare
fees, park fees, reimbursements, and other applicable charges, fees and deposits shall be
paid prior to recordation of the map or the issuance of any building permits, in accordance
with City Ordinances and policies. The developer shall also be required to join into,
contribute, or participate in any improvement, lighting, or other special district affecting or
affected by this project. Approval of the tentative map and development plan shall
constitute the developer's approval of such payments, and his agreement to pay for any
other similar assessments or charges in effect when any increment is submitted for final
map or building permit approval, and to join, contribute, and/or participate in such
districts.

Public streets shall be improved with portland cement concrete curbs, gutters, and
sidewalks.

Streets shall provide a minimum of 10 feet parkway between the face of curb and the
right-of-way line along all public street frontages. Sidewalk improvements shall comply
with ADA requirements. A minimum four feet wide continuous strip of the parkway shall
be kept unpaved. All improvements, structures, including retaining wall(s), and the
landscaping of the unpaved portion of the parkway shall be maintained by the owner of the
subject property or by a Home Owners’ Association in perpetuity.

Sight distance and clear space easement requirements at intersections and vehicular access
points shall conform to the corner sight distance criteria as provided by SDRSD DS-20A
and or DS-20B for each direction of traffic. The project’s civil engineer shall submit an
appropriate “Sight Distance Letter” to the City Engineer certifying compliance with this
requirement.

Streetlights shall be maintained and installed on all public streets within the project and
along the project’s frontage per City Standards. The system shall provide uniform
lighting, and be secured prior to occupancy. The developer shall pay all applicable fees,
energy charges, and/or assessments associated with City-owned (LS-2 rate schedule)
streetlights and shall also agree to the formulation of, or the annexation to, any appropriate

street lighting district.
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59.

60.

61.

62.

The alignments and all geometrics for streets, alleys, and driveways shall meet the City’s
applicable standards, unless alignment or geometric deviations are otherwise approved by
satisfying sight distance and fire truck turning movement requirements approved with the
tentative map and development plan.

Pavement sections for all streets, alleys, driveways and parking areas within the project
and along the project’s frontage shall be based upon approved soil tests and traffic indices.
The pavement design is to be prepared by the developer’s soil engineer and must be
approved by the City Engineer, prior to paving.

Prior to approval of the grading plans, the developer shall provide appropriate
documentation from a geotechnical engineer on the current state of the street’s structural
section to the satisfaction of the City Engineer. If such documentation is not available, the
developer’s geotechnical engineer shall perform a field investigation of the existing
pavement on all streets adjacent to the project boundary. The limits of the study shall be
half-street (including median, if any) plus 12 feet along the project’s frontage. If required,
the field investigation shall be performed according to a specific boring plan prepared by a
licensed Geotechnical Engineer and approved by the City Engineer. In the absence of
such approved boring plan, the field investigation shall include a minimum of one
pavement boring per every 100 linear feet of street frontage. Should the existing structural
section be determined to be less than the current minimum standard for AC and Class I
Base as set forth in the table for City of Oceanside Pavement Design Guidelines in the
City of Oceanside Engineers Manual, the developer shall remove and reconstruct the
pavement section as determined by the pavement analysis submittal process detailed
below.

Upon review of the pavement investigation, the City Engineer shall determine whether the
developer shall: 1) Repair all failed pavement sections, header cut and grind per the
direction of the City Engineer, and construct a two-inch thick rubberized AC overlay; or 2)
Perform R-value testing and submit a study that determines if the existing pavement meets
current City standards/traffic indices. Should the study conclude that the pavement does

not meet current requirements, rehabilitation/mitigation recommendations shall be
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63.
64.

65.

66.

67.

68.

provided in a pavement analysis report, and the developer shall reconstruct the pavement
per these recommendations, subject to approval by the City Engineer.

All street improvements shall be completed to the satisfaction of the City Engineer.

Any existing broken pavement, concrete curb, gutter or sidewalk or any damaged during
construction of the project, shall be repaired or replaced as directed by the City Engineer.
All existing overhead utility lines within the subdivision and within the full width street or
right-of-way abutting the new subdivision that do not meet the criteria for a Waiver as
described in Section 901.G.3 of the Subdivision Ordinance, and all new extension services
for the development of the project, including but not limited to, electrical, cable and
telephone, shall be placed underground prior to issuance of a building permit for Parcel 2
per Section 901.G of the Subdivision Ordinance (R91-166) and as required by the City
Engineer and current City policy.

At the request of the developer of Parcel 2, the Deferral Provisions of Section 901.G.4
may be applied to existing overhead utilities. If the deferral provisions apply, the
developer of Parcel 2 shall make an in-lieu payment prior to the issuance of the building
permit, based upon the length of utilities to be placed underground at the rate in effect at
said approval or as established by the City Engineer per Section 901.G of the Subdivision
Ordinance (R91-166) and as required by current City policy. For the determination of the
dollar amount of the in-lieu payment, the developer of Parcel 2 shall submit
undergrounding plans and quantity takeoff estimates for review and approval by the City
Engineer. The plans should be prepared by a qualified professional in full compliance
with the design requirements set forth by Section 901.G. Prior to submittal to the City
Engineer, the plans and estimates shall be approved by all utility companies whose
overhead lines are required to be undergrounded.

The developer shall comply with all the provisions of the City's cable television
ordinances including those relating to notification as required by the City Engineer.
Grading and drainage facilities shall be designed and installed to adequately accommodate
the local stormwater runoff and shall be in accordance with the City's Engineers Manual
and as directed by the City Engineer.
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69.

70.

71.

72.

73.

The developer shall obtain any necessary permits and clearances from all public agencies
having jurisdiction over the project due to its type, size, or location, including but not
limited to the U. S. Army Corps of Engineers, California Department of Fish & Game, U.
S. Fish and Wildlife Service and/or San Diego Regional Water Quality Control Board
(including NPDES), San Diego County Health Department, prior to the issuance of
grading permits.

The approval of the tentative map or development plan shall not mean that proposed
grading or improvements on adjacent properties (including any City properties/right-of-
way or easements) is granted or guaranteed to the developer. The developer is responsible
for obtaining permission to grade or to construct on adjacent properties. Should such
permission be denied, the resulting changes to the Tentative Map/Development Plan shall
be subject to a Substantial Conformity review. Changes not meeting substantial
conformity requirements shall be submitted for appropriate public hearing action.

Prior to any grading of any part of the subdivision/development, a comprehensive soils
and geologic investigation shall be conducted of the soils, slopes, and formations in the
project. All necessary measures shall be taken and implemented to assure slope stability,
erosion control, and soil integrity. No grading shall occur until a detailed grading plan, to
be prepared in accordance with the Grading Ordinance and Zoning Ordinance, is approved
by the City Engineer.

The extent and location of the proposed grading including “over excavation” should be
clearly depicted on a grading plan. The consultant shall provide recommendations and the
means for temporary excavations for removals during construction and the sequence of
construction. Cross sections depicting the location of adjacent structures and public ways
where the excavations would remove the lateral support shall be part of the excavation
plans.

The means and methods of verifying that the required compaction grouting has been
achieved shall be provided. A certification that the required densification of the earth
materials above the sandstone bedrock has been accomplished shall be required prior to

approval of any proposed improvements or structures.
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74.

75.

76.

77.

78.

79.

It is the responsibility of the property owner/developer to evaluate and determine that all
soil imported as part of this development is free of hazardous and/or contaminated
material as defined by the City and the County of San Diego Department of
Environmental Health. Exported or imported soils shall be properly screened, tested, and
documented regarding hazardous contamination.

This project shall provide year-round erosion control including measures for the site
required for the phasing of grading. Prior to the issuance of grading permit, an erosion
control plan, designed for all proposed stages of construction, shall be reviewed, secured
by the developer with cash securities and approved by the City Engineer.

Precise grading and private improvement plans shall be prepared, reviewed, secured and
approved prior to the issuance of any building permits. The plan shall reflect all
pavement, flatwork, landscaped areas, special surfaces, curbs, gutters, medians, striping,
and signage, footprints of all structures, walls, drainage devices and utility services.
Parking lot striping and any on-site traffic calming devices shall be shown on all Precise
Grading and Private Improvement Plans.

Landscaping plans, including plans for the construction of walls, fences or other structures
at or near intersections or project entrances, must conform to intersection sight distance
requirements.

Landscape and irrigation plans must be submitted to the City Engineer prior to the
issuance of a preliminary/rough grading permit and approved by the City Engineer prior to
the issuance of occupancy permits. Frontage and median landscaping shall be installed
prior to the issuance of any certificates of occupancy. Any project fences, sound or
privacy walls and monument entry walls/signs shall be shown on, bonded for and built
from the landscape plans. These features shall also be shown on the precise grading plans
for purposes of location only. Plantable, segmental walls shall be designed, reviewed and
constructed by the grading plans and landscaped/irrigated through project landscape plans.
All plans must be approved by the City Engineer and a pre-construction meeting held,
prior to the start of any improvements.

The developer shall establish a mechanism that will insure installation and maintenance of

landscaping in perpetuity for open space areas and down-sloped areas visible from a
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80.

81.

82.

83.

84.

collector-level or above roadway. These areas shall be indicated on the final map. Future
buyers shall be made aware of any estimated monthly costs. The disclosure, together with
the CC&R's, shall be submitted to the City Engineer for review prior to the recordation of
final map.

The drainage design on the development plan/tentative map is conceptual only. The final
design shall be based upon a hydrologic/hydraulic study to be approved by the City
Engineer during final engineering. All drainage picked up in an underground system shall
remain underground until it is discharged into an approved channel, or as otherwise
approved by the City Engineer. All public storm drains shall be shown on City standard
plan and profile sheets. All storm drain easements shall be dedicated where required. The
developer shall be responsible for obtaining all easements for storm drainage facilities.

All storm drains shall be designed and constructed per current editions of the City’s
Engineers Design and Processing Manual, the San Diego County Hydrology and Drainage
Design Manuals, and San Diego Area Regional Standard Drawings.

For any increase of stormwater flows, from the development site to other properties, the
developer shall secure appropriate easement(s) from and maintenance agreement(s) with
the owner(s) of the impacted properties to the satisfaction of the City Engineer. Upon
approval by City Engineer and the City Attorney, the appropriate documents shall be
recorded prior to issuance of any permits for the development. Should the developer be
unable to secure such easement(s) or agreement(s), the resulting changes to the
Development Plan shall be subject to a Substantial Conformity review. Changes not
meeting substantial conformity requirements shall be submitted for appropriate public
hearing action.

A portion of this project is located in a FEMA mapped flood plain. The developer shall
comply with applicable FEMA regulations. The developer shall record a covenant against
the property indemnifying and holding the City harmless from any claims regarding
drainage and flooding prior to issuance of any grading, building or improvement permit.
Storm drain facilities shall be designed and located such that the inside travel lanes on
streets with collector or above design criteria shall be passable during conditions of a 100-

year frequency storm.
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8s.

86.

87.

88.

89.

Sediment, silt, grease, trash, debris, and/or pollutants shall be collected on-site and
disposed of in accordance with all state and federal requirements, prior to stormwater
discharge either off-site or into the City drainage system.

Unless an appropriate barrier is approved on a landscape plan, a minimum 42-inch high
barrier, approved by the City Engineer, shall be provided at the top of all slopes whose
height exceeds 20 feet or where the slope exceeds 4 feet and is adjacent to an arterial street
or state highway.

The development shall comply with all applicable regulations established by the United
States Environmental Protection Agency (USEPA) as set forth in the National Pollutant
Discharge Elimination System (NPDES) permit requirements for urban runoff and
stormwater discharge and any regulations adopted by the City pursuant to the NPDES.
regulations or requirements. Further, the developer may be required to file a Notice of
Intent with the State Water Resources Control Board to obtain coverage under the
NPDES. General Permit for Storm Water Discharges Associated with Construction
Activity and may be required to implement a Storm Water Pollution Prevention Plan
(S.W.P.P.P.) concurrent with the commencement of grading activities. S.W.P.P.P.s
include both construction and post construction pollution prevention and pollution control
measures and identify funding mechanisms for post construction control measures. The
developer shall comply with all the provisions of the Clean Water Program during and
after all phases of the development process, including but not limited to: mass grading,
rough grading, construction of street and landscaping improvements, and construction of
dwelling units. The developer shall design the Project's storm drains and other drainage
facilities to include Best Management Practices to minimize non-point source pollution,
satisfactory to the City Engineer.

Upon acceptance of any fee waiver or reduction by the developer, the entire project will be
subject to prevailing wage requirements as specified by Labor Code section 1720(b)(4).
The developer shall agree to execute a form acknowledging the prevailing wage
requirements prior to the granting of any fee reductions or waivers.

The developer shall prepare and submit an Operations & Maintenance (O&M) Plan to the
City Engineer with the first submittal of engineering plans. The O&M Plan shall be

19




© 0O N O O B W N -

NNI\)NNMI\)MMN_\_\_\_\_\_\_\_\_\_\
(Dm\lO)U'i-th—‘O(OCb\IO)U'I-th—‘O

90.

91.

92.

93.

prepared by the developer’s Civil Engineer. It shall be directly based on the project’s
SWMP previously approved by the project’s approving authority. At a minimum the
O&M Plan shall include the designated responsible parties to manage the stormwater
BMP(s), employee’s training program and duties, operating schedule, maintenance
frequency, routine service schedule, specific maintenance activities, copies of resource
agency permits, cost estimate for implementation of the O&M Plan and any other
necessary elements.

The developer shall enter into a City-Standard Stormwater Facilities Maintenance
Agreement with the City obliging the developer to maintain, repair and replace the Storm
Water Best Management Practices (BMPs) identified in the project’s approved SWMP, as
detailed in the O&M Plan into perpetuity. The Agreement shall be approved by the City
Attorney prior to issuance of any precise grading permit and shall be recorded at the
County Recorder’s Office prior to issuance of any building permit. Security in the form of
cash (or certificate of deposit payable to the City) or an irrevocable, City-Standard Letter
of Credit shall be required prior to issuance of a precise grading permit. The amount of
the security shall be equal to 10 years of maintenance costs, as identified by the O&M
Plan, but not to exceed a total of $25,000. The developer’s Civil Engineer shall prepare
the O&M cost estimate.

At a minimum, maintenance agreements shall require the staff training, inspection and
maintenance of all BMPs on an annual basis. The project proponent shall complete and
maintain O&M forms to document all maintenance activities. Parties responsible for the
O&M plan shall retain records at the subject property for at least 5 years. These
documents shall be made available to the City for inspection upon request at any time.

The Agreement shall include a copy of executed on-site and off-site access easements
necessary for the operation and maintenance of BMPs that shall be binding on the land
throughout the life of the project to the benefit of the party responsible for the O&M of
BMPs, satisfactory to the City Engineer. The agreement shall also include a copy of the
O&M Plan approved by the City Engineer.

The BMPs described in the project’s approved SWMP shall not be altered in any way,
shape or form without formal approval by either an Administrative Substantial
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94.

95.

96.

97.

98.

Conformance issued by the City Planner or the project’s final approving authority at a
public hearing. The determination of whatever action is required for changes to a project’s
approved SWMP shall be made by the City Planner.

The developer shall provide a copy of the title/cover page of the approved SWMP with the
first engineering submittal package. The appropriate document shall be submitted for
review and approval by the City Engineer. All Stormwater documents shall comply with
the latest edition of submission requirements.

The approval of the tentative map/development shall not mean that closure, vacation, or
abandonment of any public street, right-of-way, easement, or facility is granted or
guaranteed to the developer. The developer is responsible for applying for all closures,
vacations, and abandonments as necessary. The application(s) shall be reviewed and
approved or rejected by the City of Oceanside under separate process(es) per codes,
ordinances, and policies in effect at the time of the application. The City of Oceanside
retains its full legislative discretion to consider any application to vacate a public street or
right-of-way.

The project shall modify the traffic signal at the primary project driveway/Esplanade
Street at Lake Boulevard. The modifications shall include all necessary traffic signal
detection and pedestrian crossing hardware needed to adequately serve the project
driveway and the eastbound to project site left turn movements from Lake Boulevard. The
project shall also stripe a new left turn pocket on eastbound Lake Boulevard to the project
driveway and shall be 100 feet in length with a 60-foot bay-taper. These improvements
shall be completed prior to the issuance of building permits and to the satisfaction of the
City Engineer.

The project shall provide a minimum 28-foot drive aisle width between the primary
project driveway and the emergency access only driveway to adequately provide for “U-
turn” maneuver that entering vehicles from the east must make when entering the project
parking facility. This improvement shall be completed prior to issuance of certificate of
occupancy and to the satisfaction of the City Engineer.

The emergency access driveway shall be adequately signed and gated. The signing should

be clearly visible from Lake Boulevard to prevent potential confusion among motorist
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99.

accessing the project site. This improvement shall be completed prior to issuance of

certificate of occupancy and to the satisfaction of the City Engineer.

Landscape plans, shall meet the criteria of the City of Oceanside Landscape Guidelines

and Specifications for Landscape Development (latest revision), Water Conservation

Ordinance No. 91-15, Engineering criteria, City code and ordinances, including the

maintenance of such landscaping, shall be reviewed and approved by the City Engineer

prior to the issuance of building permits. Landscaping shall not be installed until bonds

have been posted, fees paid, and plans signed for final approval. The following special

landscaping requirements shall be required prior to plan approval:

a)

b)

<)

d)

g

h)

Final landscape plans shall accurately show placement of all plant material such as but
not limited to trees, shrubs, and groundcovers.

Landscape Architect shall verify utility, sewer, storm drain easement and place
planting locations accordingly to meet City of Oceanside requirements.

All required landscape areas shall be maintained by owner. The landscape areas shall
be maintained per City of Oceanside requirements.

Proposed landscape species shall be native or naturalized to fit the site and meet
climate changes indicative to their planting location. The selection of plant material
shall also be based on cultural, aesthetic, and maintenance considerations. In addition
proposed landscape species shall be low water users as well as meet all Fire
Department requirements.

All planting areas shall be prepared with appropriate soil amendments, fertilizers, and
appropriate supplements based upon a soils report from an agricultural suitability soil
sample taken from the site.

Ground covers or bark mulch shall fill in between the shrubs to shield the soil from the
sun, evapotranspiration and run-off. All the flower and shrub beds shall be mulched to
a 3” depth to help conserve water, lower the soil temperature and reduce weed growth.
The shrubs shall be allowed to grow in their natural forms. All landscape
improvements shall follow the City of Oceanside Guidelines.

Root barriers shall be installed adjacent to all paving surfaces, where a paving surface

is located within six feet of a trees trunk. Root barriers shall extend five feet in each
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i)

k)

D

direction from the centerline of the trunk, for a total distance of 10 feet. Root barriers
shall be 24 inches in depth. Installing a root barrier around the tree’s root ball is
unacceptable.

For the planting and placement of trees and their distances from hardscape and other
utilities/ structures the landscape plans shall follow the City of Oceanside’s (current)
Tree Planting Distances and Spacing Standards.

The Platanus adjacent to Lake Boulevard (street tree) shall remain the Platanus
Mexicana ‘Alamo’- California Sycamore. All other Sycamores used on the project
shall be Platanus racemosa — Western Sycamore.

Street trees are to all be Platanus Mexicana ‘Alamo’ - California Sycamore. Street tree
planting in new areas shall generally require a uniform tree variety per street(s) in
order to assure ease of maintenance and maintain general aesthetic appearance.

In the gaps between the Platanus Mexicana ‘Alamo’ - California Sycamore (street
trees) from the view on Lake Boulevard place the Rhus lancea - African Sumac

centered between the back of sidewalk and the buildings along the street.

m) Re-space the street trees to be thirty (30) feet O.C. per the City of Oceanside

n)

0)
p)

Landscape Development Manual.

Add more trees and shrubs in the planting area on the south east corner of the project
adjacent to Lake Boulevard.

More trees are to be added along the project boarder facing the Buena Vista Creek.
More benches are to be added in the rose garden area as well as other places along the
walkways of the project.

Add and align trees along the project walkways.

An automatic irrigation system shall be installed to provide coverage for all planting
areas shown on the plan. Low precipitation equipment shall provide sufficient water
for plant growth with a minimum water loss due to water run-off,

Irrigation systems shall use high quality, automatic control valves, controllers and
other necessary irrigation equipment. All components shall be of non-corrosive
material.  All drip systems shall be adequately filtered and regulated per the

manufacturer’s recommended design parameters.
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100.

101.

t) All irrigation improvements shall follow the City of Oceanside Guidelines and Water
Conservation Ordinance.

u) The landscape plans shall be in conformance with all plans affiliated with the project.

v) Landscape plans shall comply with Biological and/or Geotechnical reports, as
required, shall match the grading and improvement plans, comply with SWMP/ Best
Management Practices and meet the satisfaction of the City Engineer.

w) Existing landscaping on and adjacent to the site shall be protected in place and
supplemented or replaced to meet the satisfaction of the City Engineer.

All landscaping, fences, walls, etc. on the site, in medians within the public right-of-way

and within any adjoining public parkways shall be permanently maintained by the owner,

his assigns or any successors-in-interest in the property. The maintenance program shall

include: a) normal care and irrigation of the landscaping b) repair and replacement of plant

materials ¢) irrigation systems as necessary d) general cleanup of the landscaped and open

areas ) parking lots and walkways, walls, fences, etc. Failure to maintain landscaping

shall result in the City taking all appropriate enforcement actions including but not limited

to citations. This maintenance program condition shall be recorded with a covenant as

required by this resolution.

In the event that the conceptual landscape plan (CLP) does not match the conditions of

approval, the resolution of approval shall govern.

Planning:

102.

103.

This Tentative Parcel Map (P-19-06) approves only a two-lot subdivision as shown on the
plans and exhibits presented to the Planning Commission for review and approval. This
Tentative Parcel Map (P-19-06) approval shall lapse 24 months after the effective date of
approval, unless this time period is extended by the provisions of Section 408 or 409 of
the Subdivision Ordinance.

This Development Plan (D-26-06) approves only the development of an 80-unit, age-
restricted, multi-family residential structure on a 2.2-acre site. This Development Plan (D-
26-06) approval shall lapse two years after the effective date of approval unless the
applicant has complied with Section 4308 of the Zoning Ordinance.
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104.

105.

106.

107.

108.

109.

110.

Conditional Use Permit (C-49-06) approves a residential density of 40.8 dwelling units per
acre, which is above the district’s base density of 29 dwelling units per gross acre. This
Conditional Use Permit (C-49-06) approval shall lapse two years after the effective date of
approval or conditional approval unless the applicant has complied with Section 4108 of
the Zoning Ordinance.

This Conditional Use Permit shall be called for review by the Planning Commission if
complaints are filed and verified as valid by the Code Enforcement Office concerning the
violation of any of the approved conditions or does not conform with the information
contained in or representations made in the application, any supporting material submitted
to the City or during any hearing on the application.

A request for changes in conditions of approval of the tentative parcel map, development
plan, or conditional use permit, or a change to the tentative parcel map, development or
conditional use permit that would affect a condition of approval, shall be treated as a new
application. The City Planner may waive the requirement for a new application if the
changes requested are minor, do not involve substantial alterations or addition to the plan
or the conditions of approval, and are consistent with the intent of the project’s approval or
otherwise found to be in substantial conformance.

Failure to meet any conditions of approval for this development shall constitute a violation
of the Tentative Parcel Map, Development Plan, and Conditional Use Permit.

Prior to the transfer of ownership and or operation of the site the owner shall provide a
written copy of the applications, staff report and resolutions for the project to the new
owner and or operator. This notification's provision shall run with the life of the project
and shall be recorded as a covenant on the property.

A covenant or other recordable document approved by the City Attorney shall be prepared
by the property owner and recorded prior to the approval of the Final Map. The covenant
shall provide that the property is subject to this resolution, and shall generally list the
conditions of approval.

A management plan shall be prepared by the developer and approved by the City Planner

prior to the issuance of building permits. The management plan shall describe the
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111.

112.

113.

114.

115.

provisions for 24-hour on-site management and security; graffiti abatement; and off-street

parking guidelines.

a) Prior to the issuance of building permits, compliance with the applicable
provisions of the City's anti-graffiti (Ordinance No. 93-19/Section 20.25 of the
City Code) shall be reviewed and approved by the City Planner. These
requirements, including the obligation to remove or cover with matching paint all
graffiti within 24 hours, shall be noted on the Landscape Plan and shall be
recorded in the form of a covenant affecting the subject property.

b) Off-street parking spaces shall be kept available and useable for the parking of
tenant's automobiles at all times. The off-street parking spaces shall be used for
the purpose of vehicular parking and the owner or tenant shall not lease or rent the
parking space separately from a dwelling unit.

Unless expressly waived, all current zoning standards and City ordinances and policies in
effect at the time building permits are issued are required to be met by this project. The
approval of this project constitutes the property owner’s and developer’s agreement with
all statements in the Description and Justification, and other materials and information
submitted with this application, unless specifically waived by an adopted condition of
approval.

The developer is prohibited from entering into any agreement with a cable television

franchisee of the City, which gives such franchisee exclusive rights to install, operate, and

or maintain its cable television system in the development.

This project is subject to the provisions of Chapter 14C of the City Code regarding

Inclusionary Housing.

This project shall comply with all provisions of the City's Affirmative Fair Housing

Marketing Agreement policy. Such agreement shall be submitted to and approved by the

Housing and Neighborhood Services Director prior to the recordation of a Final Map or

the issuance of a building permit for the project, whichever comes first.

Forty three (43) residential units shall be designated for Qualifying Residents as defined in

the Civil Code (Senior Citizen Housing).
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116.

117.

118.

119.

120.

121.

122.

Water:
123.

124.

125.

Pedestrian entry gates shall be provided at project entry points. These gates shall be
separate and independent from the vehicular entry gates and shall be unlocked and
accessible at all times. The final location and type shall be included on the landscape plan
and is subject to the review and approval of the City Planner and City Engineer.

Side and rear elevations and window treatments shall be trimmed to substantially match
the front elevations. A set of building plans shall be reviewed and approved by the City
Planner prior to the issuance of building permits.

Elevations, siding materials, colors, roofing materials and floor plans shall be
substantially the same as those approved by the Planning Commission. These shall be
shown on plans submitted to the Building Division and Planning Division.

The location of off-street parking spaces and landscaping shall be designed to prevent
automobile headlights from disturbing the occupants of the residential units.

The entire ADA-compliant concrete boarding pad shall be moved approximately 22 feet
further east so that it sits 60 feet from the end of the curb radius of the project’s driveway.
The ADA-compliant boarding pad design shall satisfy NCTD requirements for the
location of the boarding area, the trash can, and shelter.

The developer shall provide bicycle racks to accommodate parking for at least five
bicycles on-site. For each bicycle parking space required, a stationary object shall be
provided to which a user can secure both wheels and the frame of a bicycle with a user-
provided six-foot cable and lock. The stationary object may be either a freestanding

bicycle rack or a wall-mounted bracket.

The developer will be responsible for developing all water and sewer utilities necessary to
develop the property. Any relocation of water and/or sewer utilities is the responsibility of
the developer and shall be done by an approved licensed contractor at the developer’s

expense.

The property owner will maintain private water and wastewater utilities located on private

property.
Water services and sewer laterals constructed in existing right-of-way locations are to be

constructed by approved and licensed contractors at developer’s expense.
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126.

127.

128.

129.

130.

131.

132.

All Water and Wastewater construction shall conform to the most recent edition of the
Water, Sewer, and Reclaimed Water Design and Construction Manual or as approved by
the Water Utilities Director.

The following conditions shall be met prior to the approval of engineering design plans.
All public water and/or sewer facilities not located within the public right-of-way shall be
provided with easements sized according to the Water, Sewer, and Reclaimed Water
Design and Construction Manual. Easements shall be constructed for all weather access.
The following conditions shall be met prior to the approval of engineering design plans.
No trees, structures or building overhang shall be located within any water or wastewater
utility easement.

The following conditions shall be met prior to the approval of engineering design plans.
All lots with a finish pad elevation located below the elevation of the next upstream
manhole cover of the public sewer shall be protected from backflow of sewage by
installing and maintaining an approved type backwater valve, per the Uniform Plumbing
Code (U.P.C.).

The following conditions shall be met prior to the approval of engineering design plans.
The developer shall construct a public reclamation water system that will serve each lot
and or parcels that are located in the proposed project in accordance with the City of
Oceanside Ordinance No. 91-15. The proposed reclamation water system shall be located
in the public right-of-way or in a public utility easement.

The following conditions shall be met prior to the approval of engineering design plans. A
separate irrigation meter and approved backflow prevention device is required and shall be
displayed on the plans.

The following conditions of approval shall be met prior to building permit issuance.
Water and Wastewater Buy-in fees and the San Diego County Water Authority Fees are to
be paid to the City and collected by the Water Utilities Department at the time of Building

Permit issuance.

i
i
i
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133.  The following conditions of approval shall be met prior to occupancy. All new
development of single-family and multi-family residential units shall include hot water
pipe insulation and installation of a hot water recirculation device or design to provide hot
water to the tap within 15 seconds in accordance with City of Oceanside Ordinance No.
02-OR126-1.

PASSED AND ADOPTED Resolution No. 2008-P57 on August 25, 2008 by the

following vote, to wit:

AYES:
NAYS:
ABSENT:
ABSTAIN:
Claudia Troisi, Chairperson
Oceanside Planning Commission
ATTEST:

Jerry Hittleman, Secretary

I, JERRY HITTLEMAN, Secretary of the Oceanside Planning Commission, hereby certify that
this is a true and correct copy of Resolution No. 2008-P57.

Dated: _ September 22, 2008
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LETTERS OF COMMENT AND RESPONSES

This section of the Final Mitigated Negative Declaration (MND) presents copies of comments
received on the Draft MND during the public review period. The City of Oceanside’s responses
to each comment are also included. Each comment letter is lettered and the issues within each
comment letter are bracketed and numbered. Comment letters are followed by responses, which
are numbered to correspond with the bracketed comments.

The City’s responses to comments on the Draft MND represent a good-faith, reasoned effort to
address the environmental issues identified by the comments. Under the California
Environmental Quality Act (CEQA) Guidelines, the City is not required to provide written
responses to comments received on the Draft MND. However, the City has opted to prepare
written responses.

LIST OF AGENCIES AND INDIVIDUALS THAT COMMENTED ON THE DRAFT MND

A draft version of this MND was circulated for public review from March 3, 2008 to April 4,
2008. This section contains all written comments received during the public comment period as
well as responses to these comments. A total of eight comment letters were received by the City.

Table 1 provides an index to comment letters.

TABLE 1
Comment Letters

- J‘v% i

A Native American Heritage Commission, March 24, 2008 A-1 through A-10
B Preserve Calavera, March 30, 2008 B-1 through B-16
C Dempsey Letter, March 31, 2008 C-1 through C-5
D California Department of Fish and Game, March 27, 2008 D-1 through D-11
E North County Transit District, March 31, 2008 E-1 through E-9
F United States Fish and Wildlife Service, April 2, 2008 F-1 through F-48
G Department of Toxic Substances Control, April 2, 2008 G-1 through G-12
H State Clearinghouse and Planning Unit, April 7, 2008 H-1 through H-4

Responses to all comments received during the public review period were prepared and are
included in the Final MND. In response to comments received on the Draft MND, the following

changes have been made to the project:
Project Design Changes

e The site plan was revised to decrease the project footprint.

5670-01
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Letters of Comment and Responses

e Increase the biological buffer to a minimum of 50 feet.
® Reduce the number of parking spaces from 61 to 41
¢ Conceptual landscape plan revised to conform to the new site plan.

e Reference to the proposed biological open space being held in a conservation easement has
been deleted. Options for management of the proposed biological open space have been
included. Final management scenario will be determined prior to the issuance of grading
permits. This information has been clarified as a mitigation measure in the Final MND.

e The biofiltration devise chosen for the project was revised from a bio clean storm treat devise
to a bioretention treatment system.

Biological Mitigation Measures

In response to comments received, the project was redesigned to incorporate a minimum 50-foot
biological buffer instead of an average 50-foot biological buffer stated in the Draft MND. This
resulted in a decrease in the proposed development area; in particular a decrease in parking
spaces. Biological mitigation measures were clarified. These changes do not require the
document to be recirculated because they do not result in any significant new impacts or a
significant increase in severity of any impact.

Traffic Mitigation Measures

Due to the pressing need for the implementation of mitigation measure TRAF-1, the City is
currently in the process of installing the traffic signal at Lake Boulevard and Esplanade Street.
Therefore, this mitigation measure was revised to state that the applicant shall pay a fair share of
the cost of installation of the traffic signal. This change does not raise a significant new impact or
a substantial increase in the severity of an impact.

Hydrology and Water Quality Section Revisions

The analysis in the Hydrology and Water Quality Section of the Draft MND was revised to
reflect the reduced project development area. Due to the decrease in the project development
area, a decrease in stormwater runoff and water quality impacts will result from the project. In
addition, the type of biofiltration devise proposed for the project has been changed from a bio
clean storm treat devise to a bioretention treatment system. These changes are reflected in the
revised Storm Water Mitigation Plan as well as the Final MND. These changes do not require the
document to be recirculated because they do not result in any significant new impacts or a

significant increase in severity of any impact.
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Letters of Comment and Responses

Other Changes

A number of changes have been made to the Draft MND for clarification or amplification
purposes, but none of these changes result in a new significant impact or a substantial increase in
the severity of a previously identified impact.

CE GUIDELINES REGARDING RECIRCUALTION AND SUBSTITUTION OF
MITIGATION MEASURE IN A PROPOSED MND

Pursuant to CEQA Guidelines, Section 15073.5, the City is required to recirculate a draft MND
when the document is substantially revised after public notice of its availability but prior to its
adoption. A substantial revision is identified as 1) a new avoidable significant effect is identified
and mitigation measures or project revisions must be added in order to reduce the effect to
insignificance, or 2) the City determines that the proposed mitigation measures or project
revisions will not reduce potential effects to less than significant and new measures or revisions

must be required.

Under CEQA Guidelines Section 15073.5(c), recirculation is not required under the following
circumstances:
1 Mitigation measures are replaced with equal or more effective measures pursuant to
Section 15074.1.
2 New project revisions are added in response to written or verbal comments on the
project’s effects identified in the proposed negative declaration which are not new
avoidable significant effects.

3 Measures or conditions of project approval are added after circulation of the negative
declaration which are not required by CEQA, which do not create new significant
environmental effects and are not necessary to mitigate an avoidable significant effect.

4 New information is added to the negative declaration which merely clarifies, amplifies or
makes insignificant modifications to the negative declaration.

In addition, CEQA Guidelines Section 15074.1, regarding substitution of mitigation measures is
provided below:

a As a result of the public review process for a proposed mitigated negative declaration,
including any administrative decisions or public hearings conducted on the project prior
to its approval, the lead agency may conclude that certain mitigation measures identified
in the mitigated negative declaration are infeasible or otherwise undesirable. Prior to
approving the project, the lead agency may, in accordance with this section, delete those

5670-01
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Letters of Comment and Responses

mitigation measures, and substitute for them, other measures which the lead agency
determines are equivalent or more effective.

b Prior to deleting and substituting for a mitigation measure, the lead agency shall do both
of the following:

1 Hold a public hearing on the matter. Where a public hearing is to be held in order to
consider the project, the public hearing required by this section may be combined
with that hearing. Where no public hearing would otherwise be held to consider the
project, then a public hearing shall be required before a mitigation measure may be
deleted and a new measure adopted in its place.

2 Adopt a written finding that the new measure is equivalent or more effective in
mitigation or avoiding potential significant effects and that is in itself will not cause
any potentially significant effect on the environment.

¢ No recirculation of the proposed mitigated negative declaration pursuant to Section
15072 is required where the new mitigation measures are made conditions of, or are
otherwise incorporated into, project approval in accordance with this section.

d “Equivalent or more effective” means that the new measure will avoid or reduce the
significant effect to at least the same degree as, or to a greater degree than, the original
measure and will create no more adverse effect of its own than would have the original

measure.
Decision

The City of Oceanside provides the following explanation of the decision regarding no
recirculation. The Draft MND fully discloses significant impacts and mitigation measures that
would reduce impacts to less than significant. Changes made to the Draft MND were conducted
to further reduce impacts to biological resources, which in turn reduced the projects development
area and reduced potential impacts to water quality. Other changes were made to either update
the Draft MND due to a change in the existing conditions (i.e. ongoing construction of traffic
signal) or provide further clarification. These revisions made to the Draft MND are not
considered substantial and do not require recirculation in accordance with 15073.5(c) of the

CEQA Guidelines.

As stated above, CEQA Guidelines Section 15074.1(a) permits the lead agency to conclude that
certain mitigation measures identified in the Draft MND are infeasible or otherwise undesirable
and may, in accordance with this section, delete those mitigation measures and substitute them
for other measure which the lead agency determines are equivalent or more effective. The

5670-01
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revisions made to the biological and traffic mitigation measures were made to clarify mitigation
details and/or increase effectiveness of the proposed mitigation.

In accordance with CEQA Guidelines Section 15074.1(b), the scheduled public hearing for the
project will satisfy the need to disclose MND changes to the draft document in a public forum. It
is further noted that all mitigation measures provided in the Final MND will be made conditions
of project approval. Finally, findings regarding changes to each mitigation measure will be
presented to decision makers and the public at the public hearing.

As stated in CEQA Guideline Section 15074.1(c), recirculation of the Draft MND is not required
when new mitigation measures are included as conditions of approval for the project. All
mitigation measures (including new measures) would be included as conditions of approval for

the project.

In accordance with CEQA Guideline Section 15074.1(d), all new mitigation measures have been
provided to enhance the effectiveness of the mitigation. Mitigation measure modifications and
new measures will not create additional adverse effects.
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Comment Letter A

STATE QELALIEQRNIA, Ameld Schweceneeotn.Soxacner
NATIVE AMEFIICAN HEFBTAGE COMMISSION &5
P15 CAPITOL MALS., R
SACRAMENTO, CA Aoy i 7
(970) 653-6251 4
Fax (810 £57-5390
Web SR prenn.oaho.cage.
e-mail: 4o PR @pachellnet

March 24, 2008 RECE‘VED
Ms. Juliana van Hacht 122 26 2008
CITYY OF OCEANSIDE
300 N. Coast Highway Planning Department

Oceanside, CA 92054

Negative

Dear Ms. Van Hacht

The Nattve American Heritage Commission is the state agency designated to protect Cafifornia’s Native

American Ou!lurai Reeonrou The Cefifornia Environmental Qusiity Act (CEQA) requires that any projexxmat
a c charige in the significance of an Nistorical that

resayrces, is 8 'significant effect requiting the p tion of an Envi ntal impact Report {E(R) per the Celifornia
Code of Reguiuﬁons §15064. S(b)(c {CEQA gmdehna) Section 15382 ofihe 2007 CEQA Guidelines deﬁnes 8 | A'1
significant ton the envi nt a5 "a substantial, or potenﬁa!ly substantial, adv hange in any of p
condiions within an area atfected by the proposed oxect, ding ...cbjects of histori oraesmeﬁcsfgmﬁwwo‘
in ordet to ply with this provisfon, the jesd i hether the project will have an adverse
impact on these resources wmsin tbe 'area ofpotenﬁal M(AFE.)' untﬂfao. fo mitigate thut effect To adequately
assass the project-refatad impacts on h the € ds the following action: —
V¥ Contact the appropriate Califomia Historic Resoutoes information Centor {CHRIS) for passible “recorded sites’ in -
Incations whers the development will o might oecur.  Contact information fat the Information Center nesrest you is
avallable from the State Office of Histeric Preservation (316/653.7278 hitp/fwww ohp parks ca gov. The record

search will determine; . A 2
» Hapatorthe enﬁre APE has been prevlously surveyed for cuttural resources. "

» i any known cuit have al been dinor ad;acem o the APE.

»  fithe probab:liv’sm moderate, or high that cultural ae logated in the APE

. ifa suvey is required to dafermine wheth jously ded cuftura] arep L ]

+ it an archaeological inventory survey is required, the final siage is the prép of a professional report defslling =

the findings and recommendations of the records search and field auvey.
s The final report eonrteining sﬂe forms, alte sxgrﬁﬁcauee. and mitigetion measyrers should be submitted
diately to the planni t Al jors regarding sme locahons Native American human
rmnams.andassociatedﬁmemyobjects hould be in & sep ddendt and not be made "'"A"3
available for pubic disclosure.
*  The Snal wiilten report should be submitted within 3 months after work has been completed to the appropriate
regional archaeciogical Information Center,
¥ Contactthe Native American Hesitage Commission {NAHC) for: =
¢ ASacred Lands Flle (SLF} search of the project srea and infarmation on tibal contacts In the project
vicirlty that may have addiional cuftural resourcs information. Pbmmoﬂdemm%mtoﬁomw b Aed
dtation fo:mam asslstwim the Sacred Lands File search request: YSGS 7.5.minute quadrandle citabion

= The NAHC sdvsuihe usa of Naﬁve, ican Monitors to proper iientification and care given cultural

resources that may be discovered. The NAHC recommends that contact be made with Native American __A 5
fist to get thelr input on potential projectimpact {APE). in some cases, the existence of -

a Native Ametican wnmal resousces may be known only to & focal tribe{s).

¥ Lagk of surface evid does not preciude their subsurface existance,

s Lead ageticies s«wldlnetude ln&hei: mitigation plan provisions for the identification and evaluation of
accidentally dis d archeologicai 1 per Caiffornia Envimrcnental Quality M(CEQA) §15064.5 ¢f).
In ereas of identified archaeclogical sensilivily, a cedified arch: gisl anda cuf affifiated Native
American, with knowdadge in cultural ces, should it d-dishirbing activities. —A,s

. A mmMsated Native American tribe may be the onfy soum oflmom;aﬁon abouta Sacred SiteNatve

ural

- Lead menaes should include In their mitigation plan provisions for the disposition of recovered arifacts, in
vonsultation with tulturally affliated Native Americans.
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¥ Lead agencies should include provisions for discovery of Native American human remains or unmarked cemeteries
in their mitigation plans.
*  CEQA Guidelines, Section 15064.5(a) requites the lead agency to work with the Native Americans identified
by this Commission if the initial Study identifies the presence or likely presence of Native American human — A-7
remains within the APE. CEQA Guldefines provide for agreements with Native American, identified by the
NAHC, to assure the appropriate and dignified treatment of Native American human remains and any associated
grave fiens.
¥ Health and Sefely Cade §7050.6, Public Resources Code §5067.98 and Sec. §15064.5 () of the Califomia Code
of Regulations (CEQA Guidelines) mandate procedures to be foliowed, induding that construction or excavation be
stopped in the event of an accidental discovery of any human remains in a location cther than a dedicated cemetery = A.S
until the county coroner or medical examiner can determine whether the remains are those of a Native Ametican.
Note that §7052 of the Heslth & Safety Code thafi disturbance of Native Awmerican cemeteries is a felony. =
ead agencies & sider 2 e in 8§ e Ca ia Code of Requlation Q

QUG CONSIGRT SVOIGANCe. 8 cOUC SUIAUOIYY ALy

_J—A.g
FaA10

Vi
Program Analyst

Attachment: List'of Netive Amarican Contacts

Ce: State Cleatinghouse
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Native American Contacts
Los Angeles County
March 24, 2008

Pauma & Yuima

Chiristobal C. Devers, Chairperson

P.O. Box 369 Luiseno
Pauma Valley . CA 92061

umareservahon@ao! com
60) 742-12

(760) 742-3422 Fax

Rincon Band of Mission Indians

Angela Veltrano, Rincon Culture Committee
P.O. Box 68 Luiseno
Valley Center . CA 92082

oouncll@rmeontnbe org
(760) 749-1051
(760) 749-8901 Fax

San Luis Rey Band of Mission Indians
Russelt Romo, Chairran
12064 Old Pomerado Road Luiseno

Poway7 » CA 92064
(858) 748-1588

8an Luis Rey Band of Mission Indians

Carmen Mojado, Co-Chair

1889 Sunset Drive Luiseno
+ CA 82081

?j,%did?@s!nglos onindians.org

This iist is current only as of the date of this docoment.

Distribution of this fiat does not reflave any person of statutory

San Luls Rey Band of Mission Indians
Mark Mojado, Cultural Resources

1889 Sunset Drive fuiseno
Vista » CA 8208%  Cupeno
(760) 724-8505

{760) 586-4858 {(cell)

Mel Vernon
San Luis Rey Band of Mission Indians
1044 North vy Street Luiseno
Escondido » CA 92026
VGO; 703-1514 - cell

760) 746-8692
melvern@aol.com

a8 dufined In S 20505 of the Health and
Code,

ponaibifity
Sufety Code, Seqtion 5097.94 of the Public Resaurpes Code and Section 5087.98 of the Public Resources

This list is only applicable for contacting locat Native American with regard to cultural
Noagative

SCH#2008031010; CEGA Notice of Completion;

propossd
Community Profect; City of Oceanside; San Diego County, Caltfornia.

September 2008

for the
Deciaration for the L1l Jsckson Senjor

5670-01

Lil Jackson Senior Community Project

8
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A-1:

A-3:

A-4:

A-6:

September 2008

Response to Comment Letter A

Native American Heritage Commission
March 24, 2008

Comment noted. This comment speaks to the Native American Heritage Commission’s
(NAHC) role in the State and the CEQA requirements related to cultural resource
impacts. This comment does not speak to the adequacy of the Draft MND, therefore no

response is necessary.

As indicated in Section 4.14.4 Cultural Resources, a Phase I Archaeological Assessment
was completed by Historical, Environmental, Archaeological Research, Team in June
2004 and is included as Appendix C to the Draft MND. Research consisted of literature
and archival records searches at the appropriate resource data repositories, including the
South Coast Information Center at San Diego State University, and inspection of
topographic documentation to locate any previously recorded resources within the area in
order to determine the potential for archaeological resources within the project area. A
site reconnaissance was conducted to determine the extent of resource presence onsite.

As indicated in Section 4.14.4 Cultural Resources, and in the Phase I Archaeological
Assessment (prepared by Historical, Environmental, Archaeological Research, Team in
June 2004) included as Appendix C, the site was determined to have a potential cultural
resources value due to previous recorded resources, therefore a full survey and written
report were prepared to document the findings. The report concluded that no current
resources are located at the project site and therefore site locations were not provided.

The NAHC was contacted to request a Sacred Lands File record search. The NAHC
responded to this request indicating that the Sacred Lands File failed to indicate the
presence of Native American cultural resources in the immediate project area.

The City contacted the San Luis Rey Band of Mission Indians on April 10, 2008,
inquiring as to whether they would like to consult regarding potential cultural resource
presence/significance of the project site. The San Luis Rey Band of Mission Indians did
not have any concerns regarding the project.

The proposed project recognizes that lack of surface evidence of archaeological resources
does not preclude their subsurface existence. As indicated in Section 14.5, mitigation
measures CR-1, CR-2, and CR-3 address the potential to encounter unexpected cultural
resources during grading activities, including preparation of a grading monitoring plan
and requirements for stopping work and further analysis of the resource by a qualified

5670-01
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A-9:

archaeologist. Mitigation measure CR-4 specifically requires monitoring of activities that
may impact the Santiago Peak Formation.

As indicated in the Draft MND Section 4.14. Cultural Resources, mitigation measure CR-
5 specifies that any human remains uncovered during earth moving activities shall result
in an immediate stop to disturbance activity. This mitigation measure further describes
the process for contacting the NAHC to search for a “Most Likely Descendant.”
Appropriate and dignified treatment of these remains and any associated grave liens

would be met.

The proposed project would be consistent with Health and Safety Code §7050.5, Public
Resources Code §5097.98 and Sec §15064.5 (d) of the CEQA guidelines with regards to
accidental discovery of any human remains.

Comment Noted. The City and project applicant have made every reasonable attempt to
avoid potentially significant cultural resources during project planning.

A-10: Comment noted. The City appreciates the NAHC’s comment on the proposed project and

will coordinate with the requested program analyst as necessary.

5670-01
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Comment Letter B

March 30, 2008

Juliana von Hacht, Associate Planner
City of Oceanside , Planning Division
300 N. Coast Highway

Oceanside, CA 92054

Subject : Comments on MND- Lil Jackson Senior Community
P-19-06, C-49-06

Dear Ms, Von Hacht :

Preserve Calavers is a grassroots organization focused on preserving and protecting the natural
resources of coastal north county. We are concerned about the Lil Jackson Senior Community
project because of its direct and indirect impact on the Bucna Vista watershied. Tt is just a few
feet upstream from two preserves, both of which will reguire significant puble resources to
restore and maintain. Buena Vista Creck discharges to the Buena Vista Lagoon and is part of an
impaired portion of the watershed. Tt is therefor vitally important that all upstream development
fully protects any adverse impacts to these downstream resources. e B4

We have reviewed the MND, associated technical studies and the draft Oceanside Subarea Plan
(SAPjrelated 1o this project. We acknowledge that this is one of the better environmental
reviews and Mitigation and Monitoring Plans that we have seen for a project of this size.
However, there remain 4 nunber of issues that require further action to assure that the
downstream resources are fully protected.

The following are our specific comments on this project:

Biological Resources

- Insufficient discussion of creck buffer/wefland delineation
The Bio Resources report provides full discussion of the federal and state roethodologies for — B-2
determining jurisdictional wetlands, However, the analysis only states that on the western part of
the site the biological buffer is an "average distance from the edge of wetland habitat 1 the top
of stope is 50 linear feet.” It further states that on the eastern portion of the site the buffer
averages over 200 feet. Since no wetlands delineation was mapped it {s not possible fo

determine whether this buffer is actually measured from the jurisdictional wetlands. —B-3
Furthenmore since this is an “average™ how much of this buffer is Iess than the 56" minimum for =:r_ B-4

I

5020 Nighthawk Way - Oceanside, CA 92056
www.preservecalavera.org

September 2008 5670-01
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a biological buffer, and is the full 50" additional planning buffer provided? Please provide
further clasification of this buffer, and how it complies with permit, MHCP, and SAP buffer
guidelines, B-5

- Mitigation alternatives do not all address impacts o the downstream resources

Alternative # 3 is too vague to assure any real benefit to this section of the watershed. While we
agree that the Mission Resource Conservation istrict is doing a lof of great work in the

watershed, o our knowledge these projects are all miles away from the project site. Of more — B-6
direct benefit would be addressing the Buena Vista Creek Preserve - formerly managed by TET.
This area needs invasive plant removal, some revegetation, and improved trash control, Another
option would be contributing to the restoration projects on the Buena Vista Creek Ecologicat
Reserve now being managed by CNLM.

IL

-~ mitigation for on-going impacts from maintenance of storm water pipe

An existing 18-inch pipe will be replaced with a 24-inch pipe that transects the site in a — B-7
north/south direction and is surrounded by biological easement on three sides. Please clari fy on-
going, infermittent maintenance on this stonn drain and how impacts to resources in the

easement will be avoided/minimized with this maintenance. -

- landscape plan

While the landscape plan requires further review and properly restricts the use of invasive plants,

it does not provide enough guidance for any area adjacent to wetlands, particularly one upstream =
from two preserves. Since seed dispersal is easily carried downstream we are concerned about

how the plant palette on this site could impact the downstream area. ‘We would like to see at

least the northern half of the site be conditioned o use native plants appropriate for use adjacent - B-9
to scnsitive habitat- such as the list included on Table 5-4 in the SAP. This would have a

secondary benefit of reducing water use. _
Hydrology and Water Quality

- FEMA flood mapping B-10

The MND concludes there is not an issue with flooding because only a portion of the parking
ang Jandscaped areas will be within Zone X classified as areas of moderate or minimal hazard
from flooding. However, Figure 3 indicates about 2/3rds of the total property is within the 100 .
year flood zone. Furthermore the storm drains upstrearn from this area are insufficient to carry

even low volume flows- resulting in intersection flooding and roadway flooding along Lake Blvd } B-11
from even mipor rainfall events. Flooding of a parking lot adds mere pollutants downstream -

than flooding of the current site. Please provide further discussion that demonstrates how — B-12
flooding will not result in adding pollutants to the watershed from this parking lot. ]
September 2008 $670-01
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- Excess parking

The choice 10 exceed parking requirements seems counterproductive- particularly given the
increased storm water flow rates and volume. This site is located along what is identified as a

major regional transit route- connecting directly to regional light rail service. It is damaging to — B-13
the watershed 1o provide more parking than is required since it means converting open Jand to a
parking lot. We encourage you to reduce parking 1o the mininmun required and to add TDM
measures to optimize the use of public and alteenative transportation.

L

- Low Impact Development (1ID)

The discussion of ihe stormwater system does not really demonstrate that any LID design has
been incorporated into the project- except vegetated swales (which seem a poor choice given the
increased flow volume). — B<14

Plense revise the project to include better LID appropriate for this type of land use such as
extended dry detention basins, turf block fire lanes, roof drains diverted to flat pervious areus,

and cisterns used to supplement irrigation,

L

- Increased storm water ran-off amount

The MND cencludes that although the run-off amounts will increase by 9.47 ¢fs that the
proposed 24-inch stoom drain snd the creek channe] can handle this inctease. It is unclear how
this can comply with the new requirements of the SD Regional Water Controf Board for no - B-15
hydromodification. The downstream channel is highly eroded because of the volume and
velocity that exits the highly constrained Buena Vista Creek channel in this reach of the creek
and then exits to a natural condition on the western side of College Blvd. The increased velocity
and volume is a significant concern in the downstream reach of the watershed. Better BMP's are
needed to address both flow volume and velocity. -

‘Thank you for your consideration of these comments. We look forward to working with you'
toward a project that meets the community needs for senior housing while fully protecting this — B-16

important watershed. _

Sincerely,

Diane Nygaagd

On behalf of Preserve Calavera

Ce: Marci Koski FWS, Christine Beck DFG, Tamara Spear DFG, Eric Bhecker, RWQCB

September 2008 5670-01
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B-2:

B-3:

September 2008

Response to Comment Letter B

Preserve Calavera
March 30, 2008

Comment noted. Preserve Calavera reviewed the notice of intent to adopt an MND for
the Proposed Project and notes its adjacency with Buena Vista Creek and generally notes
potential downstream concerns associated with development of the project site. Once
constructed surface drainage would flow south towards the proposed development and
away from Buena Vista Creek, into a private subsurface storm drain system of inlets and
pipes; a bioretention treatment system and a vegetated biofilter swale for filtration
purposes prior to discharging into Buena Vista Creek. Section 14.8 Hydrology and Water
Quality addresses the water quality concerns associated with the proposed project and the
best management practices that will be incorporated into the project design to reduce
impacts to downstream resources.

The project has been redesigned to provide the required 50 foot minimum biological
buffer. The applicant and the City met with the California Department of Fish and Game
and the U.S. Fish and Wildlife Service on May 9, 2008 at the project site and have
determined that the proposed uses are permitted within the additional 50-foot planning
buffer for this project. The site plan has been revised accordingly. Revisions made to the
site plan and Draft MND do not raise important new issues related to significant effects
on the environment, and do not affect the significance conclusions contained in the Draft

MND.

The biological buffer distance was measured from the edge of the mapped jurisdictional
wetlands.

The project has been redesigned to provide fewer parking spaces and to relocate some of
the parking spaces, to allow for the required minimum 50-foot biological buffer. The
additional 50-foot planning buffer has also been applied to the project. According to a
meeting held with the applicant, the City, project consultants and the Wildlife Agencies,
the proposed uses within the additional 50-foot planning buffer are considered acceptable
for the proposed project. Therefore, the project site design has been revised to be
consistent with the 50-foot biological and additional 50-foot planning buffer in
accordance with the wildlife agencies. BIO-4 describes the proposed biological and
planning buffers. Revisions made to the site plan and Draft MND do not raise important
new issues related to significant effects on the environment, and do not affect the
significance conclusions contained in the Draft MND.

$670-01
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B-5:

B-7:

B-8:

B-9:

B-10:

September 2008

The proposed buffer complies with the MHCP and SAP buffer guidelines by providing
the required minimum 50-foot biological buffer. The proposed uses within the planning
buffer were determined to be acceptable by the wildlife agencies. BIO-4 has been added
to the Final MND, which describes the requirements of the biological and planning

buffers.

BIO-1 has been revised in the Final MND to require the appropriate permits and
approvals for impacts to jurisdictional resources. Through the permitting process with the
regulatory agencies, the appropriate wetland mitigation will be determined and
implemented. Onsite enhancement/restoration by the project proponent or financial
contribution to the Mission Resource Conservation District are considered appropriate
mitigation options, pending approval by the agencies. BIO-1c has been revised to require
use of the financial contribution in wetland enhancement efforts in the vicinity of the site.
Revisions made to the Draft MND do not raise important new issues related to significant
effects on the environment, and do not affect the significance conclusions contained in

the Draft MND.

An existing utility easement surrounds the existing 18-inch storm water pipe; the area
located outside of the utility easement would be surrounded by the proposed biological
easement (now referred to as the biological conservation easement). Therefore any
potential maintenance associated with the proposed 24-inch storm water easement occurs
within the existing utility easement area and would be prohibited to occur within the

biological easement area.

In addition as a condition of project approval, no invasive plants are permitted on the
project site. Further, native plants have been incorporated into the landscape plan, which
are suitable to be located adjacent to wetlands.

See response to comment B-8. The project would be conditioned to only contain native
plants appropriate for use adjacent to sensitive habitat such as the list included in Table 5-

4 in the Draft Subarea Plan.

Figure 3 of the Draft MND, identifies the FEMA Flood Line. The FEMA Flood Line was
revised through a Letter of Map Revision (LOMR) dated July 8, 2004. Therefore
according to the FEMA Flood Line LOMR all proposed development activities, except
for a portion of the storm water pipeline, would be located outside of the 100-year flood

zone.

5670-01
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B-11:

B-12:

B-13:

B-14:

September 2008

All drainage of the project would be accommodated through onsite drainage systems;
therefore the project would not influence existing drainage facilities within adjacent
roadways. The City’s storm water engineer has concluded that there are no current
drainage problems within the project area, and that all storm water concerns are fully
addressed in the Storm Water Mitigation Plan (SWMP), and SMWP Operation and
Maintenance Plan.

As stated in response to comment B-10, the proposed development is not located within
the currently designated 100-year flood zone. In addition, a six-inch tall curb would be
located along the northern edge of the parking lot and a six-foot tall wall would be
located along the western project boundary and wrap around to the northern and southern
comers of the project site. These boundary devises would retain storm water within the
project site. It is also noted that the finished grade of the project site would decrease from
the northern edge of the site towards the proposed building to the storm water catch
basin. Water draining from the parking lot would therefore be directed to this catch basin
which would help filter pollutants before drainage water is discharged into the channel.
Therefore, water quality impacts from a 100-year flood event would not be significant.

As described in Section 14.14, the City of Oceanside requires 1.5 parking spaces per
residential unit. The project proposes to develop 80 dwelling units, therefore a total of
120 parking spaces are required for the project. The Draft MND analyzed a total of 63
parking spaces; which is below the City’s requirement. Therefore, the applicant did not
exceed the City’s parking requirements. The City allowed the submittal of a parking
study to validate the request for reduced parking. The parking study revealed that for
similar senior housing projects, the number of resident vehicles per dwelling unit ranges
from 19 to 71 percent; the applicant is planned to provide 75 percent of the required
parking space. However, to incorporate the minimum 50-foot biological buffer, the
applicant and the City have agreed to reduce the number of parking spaces from 63 to 41
spaces. This reduction of parking results in the project providing 34 percent of the
required parking; which is within the parameters of the parking study. Revisions made to
the Draft MND do not raise important new issues related to significant effects on the
environment, and do not affect the significance conclusions contained in the Draft MND.

Page 4-36 of the Draft MND discussed the site design, source control and treatment
control BMPs that have been incorporated into the project design. As discussed in the
Storm Water Mitigation Plan, the project LID BMPs are also referred to as site design
BMPs; which reduce the need for or size of source and/or treatment control BMPs. Due
to the site plan changes, some of the BMP have been revised. The new measures include:
1) minimization of impervious areas; 2) conservation of natural areas, 3) minimization of
directly connected impervious areas, 4) maximizing canopy interception and water

5670-01
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B-15:

B-16:

conservation, 5) minimizing soil compaction, 6) maximizing retention and detention, and
7) incorporation of several additional measures to protect slopes and channels. Revisions
made to the Draft MND do not raise important new issues related to significant effects on
the environment, and do not affect the significance conclusions contained in the Draft

MND.

The City Engineer has determined that no volume or velocity concems are associated
with the Buena Vista Creek channel and that the Storm Water Mitigation Plan and
Preliminary Hydrology studies are accurate. No additional BMPs are required for the
project. It is also noted that due to the site plan revisions, which reduces the amount of
impervious surfaces, the project would result in less runoff than previously proposed.
Revisions made to the Draft MND do not raise important new issues related to significant
effects on the environment, and do not affect the significance conclusions contained in

the Draft MND.

Comment noted.

5670-01
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Comment Letter C

RECEiveD

March 31, 2008 MAR 3 1 2008
Planhing Depanrent

Thomas J. Dempsey (760 726 9422)
3641 Bsplanade Street
Qceanside Ca. 92056

Public comments to be included on P -19 - 06, D ~ 26 - 06,C ~ 49 — 06 Lil Jackson
Senjor Community MND.

Juliana von Hacht, Associate Planner
City of Oceanside

300 North Caast Highway

Qceanside Ca. 92054

Add- Clean-up and removal of all construction material and all scrap trash on a date o C-f
certain of adjacent and City owned property. e

Add-Construction Hours No Sunday hours should be authorized prior violations in the
Lake Area were at Motel 6 Plazg Drive, Pacific Place 3500 Lake Blvd and the Sunset — (.2
Apartments now Bethany Summit Condominiums at 3634 College.

| |

Add-Construction staging as well as temporary stock piling will not be allowed on any L ©3
street median at any time. _ -
Add- Applicant should provide Bus tumout for West bound bus routes at Lake Blvd 7] L. C-4

Esplanade Street access to coincide with current East bound bus stop at Esplanade Street, _|
Please include my comments within the Planning Documents Conditions to be presented —__ C-5

to the Oceanside Planning Commissian for approval. _
Thank you.
Singescly
Thomas J. 4
September 2008 5670-01
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Response to Comment Letter C

Thomas J. Dempsey
March 31, 2008

C-1:  Clean up and removal of all construction material and all scrap trash will be conducted in
accordance with City standards.

C-2: In accordance with the City Noise Ordinance, construction activities will be prohibited on
Sundays.

C-3: In accordance with City standards, construction staging and temporary stock piling will
be prohibited from occurring within the street median.

C-4:  Bus turn outs for westbound bus route along Lake Boulevard will be provided.

C-5: The listed comments/requests will be considered for inclusion in the Conditions of
Approval of the proposed project. )

September 2008 5670-01
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Comment Letter D

swate of Colifornia - The Resources Agency, e ABNOLD SCHWARZENEGGER, Governor
(RVTEEt) DEPARTMENT OF FISH AND GAME
HOEE  rin s v dfa.cagec @
South Coast Region

4949 Viewrhige Avenue
San Diego, CA $2123
(858) 487-4200

March 27, 2008 R
Juliana von Hacht _a
City of Oceanside APR - 2 7008
?&n &"" Goust FWY. Planning Dspanment

Oceanside, CA 92054

Lit Jackson Senior Community Draft Mitigated Negative Declaration,
City of Oceanside (SCH # 2008031010)

Dear Ms. Von Hacht:

The California Department of Fish and Game {Department) has reviewed the Drait
Mitigated Negative Dedlaration {OMND) for the Lil Jackson Senior Communtty Project, dated
Febsuary 2008, and offers the following comments and recommendations. The comments
provided herein ans based upon information provided in the DMND, our knowledge of sensitive — D-1
ang declining vegetation communities and species in the County of San Diego, our participation
argo;?wmmmmm.Wammmmmhwqum J

3 . 2008.

The Oepartment is a Trustee Agency and e Responsible Agency punsuant fo the Califomia
Emvironmental Quality Act (CEQA; Sections 15386 and 15381, respectively) and is responsible
for ensuring appropriate conservation of the state's biologieal resources, including rare,
threatened, and endangered plant and animal species, pursuant o the California Endangered
Species Act (CESA) and other sections of the Fish and Game Code. The Department is - D.2
responsible for the administering the State’s Lake and Streambed Alteration Agreement
program (Seclion 1600). The Department aiso administars the Natural Community
Cansarvation Planning (NCCP) Program. The City of Oceanside (City) currently participates In
the NCCP program through its draft Multiple Habitat Conservation Program (MHCP) Subarea
Plan. The City’s draft Subaren Plan encompasses the propesed project.

The propomed developmant project is situated oh & 5.03-atre lof adlacent to, and nosth of,
Lake Boulevard, east of Cofege Bivd, The property is currently owned by the City, thit the
project would divide the property into two parcels. The City wouki retain the noriheastern 2.83
acres of the site, and this parcel would be woldd be dedicated as permanent open space, This
parce! supports a segment of Buena Vista Creek, as well as a smafi portion of uplands, The
2.2-acre parcel to the west would be transferred to the developer sponsaring the senior
community developmernt. The development proposat consists of one three-atory bufiding which
would Include 80 affordable senior apartment units. In addition, the development would include ~ D-3
a communily room, cormunity kitchen, lounge, laundry rooms, and other amenities, A large
parking lot would surround the building complex io the north and east. The main building s
proposed 1o be set back at least 100 feet from the top of the siope bordering Buena Vista Creek.
The proposed project is located on an oid fill sife, which will require remediat grading and
compaction to build the project. Remedial grading may impact wetiands in adjacent Busna
Visia Creek, and the replacement of a storm drainage pipe emplying into the creek will also
impact a smalf arount (0.07 acres) of wetlands. Several options for mitigating Impacts to A/

Conserving California’s Wildlife Since 1870

5670-01
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Ms. Hacht
March 27, 2008
Page20f3

wetlands are proposed, including planting of 12 willow trees on site, removal of exotic invasive
piants from 0.02 acres of willow habitat in Buena Vista Creek, of 4 financial contribution to the
Mission Resource Conservation District to ald in its habitat enhancement efforts within Buena
Vista Creek. The upland areas of the property are judged to be disturbed with no habitats
present.

The Department offers the following comments and recommendations to assist the Gity

and project proponent in creating a project that adequately conserves sensitive biological
resources on-site, and is consistent with the City's Draft MHCP Subarea Pian.

1. The Department's primary concem is adequately buffering the riparian habitat in
Busena Vista Creek from the direct and indirect impacts of the proposed profect. The
City's Draft MHCP Subarea Plan indicates that for projects proposed in the vicinity of
creeks within the City, a minimum 50-foot wide biological buffer and a 50-foot
planning duffer will be maintained. The Departrnent is concerned that the 50-foot
biological buffor is not maintained along the entire boundary with the proposed
development. The DMND indicates on page 4-22, Bivlogical Miigation (BIO-3) 3.b.,
that the "avarage® distance from the edge of wetland habitat to the propased impact
area fs 50 linear feet. However, after visiting the site, i is clear that in some
focations the southem willow scrub habifat is much ¢loser 1o the development
boundary. The particutar area of concern Is on the siopes south of the creek, from
just west of the storm drain to the eastem end of the development footprint. in both
the most recent biofogical survey conducted by Everett and Associates {2008), as
well as the 2001 survay by Dudek and Associates, the wilflow habitat is mapped as
coming up aimost o the top of the southem slope Is this area. This appears to put
the developntent proposal In conflict with the standards of the draft Subarea Plan,

The Department recomrmends that the configuration of the project parking lot be
modified to expand the width of the buffer zone to & minimum of 50 feet between the
project and the sculhem wilow scrub habitat along the sastem third of the project's
northem boundary. To accommodate any loss of parking spaces, the eastom
boundary of the profect could be expanded to the east onto the existing fill pad that is
proposed to ba retained by the City. The expanded buffer zone would be
incorporated into the City's retained open space parcef in exchange for loss of
dishurbed habitat to accommodate the reconfigured parking lot. This minor redesign
wouid bring the project into compliance with the City’s dralt Subarea Plan. This
improved buffer would also reduce the threats of construction-related sediment flow
inte Buena Vista Creek.

2. Table 2-1 (page 2-10} in the DMND indicatea that remedial grading wiff be necessary
because of the poorly compacted giluvial sofis deposited on the site. As a part of this
remedial work, the DMND states that *dewatering methods will be required to
facilitate the removal and recompaction of the alfuvium found below the
table.” The DMND needs to address the potential impacts of alluvium removal,
regompagtion, and dewatering (especially length of time) on the rparian habitat in
adjacent Buena Vista Creek, The Department questions whether afiuvium removal
and compaction can be done without impacting the southern streambank, especially
since some southem willow scrub habitat is present on the slopes above the stream.
The DMND should also address i dewatering activities wil have ¢ significant impact
to adjacent riparian habitat. These potential impacts are not addressed In the
OMND, and nt mitigation measures are proposed. These Issues should be
addressed in the final MND,

September 2008
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Ms, Hacht
March 27, 2008
Page 30f3

3 The project proposea to mitigate impacts to wetiand habitaet from the replacement of
one storm drain on-gite by one of three methods: 1} planting of 12 willow trees on-
site; 2) removal of invasive non-native plants from 0.02 acres of southem willow
scrub habitat on-site; or 3) a financial contribution to the Mission Resource
Conservation District (MRCD) o ald in restoration efforts within the Buena Vista
Creek watershed, The Depanmant prafers a more widespread focus on mitigation
for impacts to Buena Vista Creek for this particuiar project, and woutd support a
financial contribution to the MRCD, as long as the City and projuct applicant can get
a comimiitment from the MRGD fo focus their efforts in the near juture on the reach of
Buena Vista Creek that flows through the project site. The exatt amount of financlal
contribution will need to be determined, and will be finalized by the Department
through the Streambed Afteration Agreement (1602) process.

4, On page 4-15 of the DMND indicates that the undeveloped parcel that the City will

retain will have a dediceted Bivlogical Open Space Easement placed on it fo
¢onserve the sensitive habitat areas on the parcel. It is aur understanding that the

City canniot give iteeif an open space sasement, so please explain what entity will
hold the easement.

We appreciate the opportunily to comment on the DMND for this project and to aseist the
City and project proponent in furtier minimizing and mitigating project impacis to biological
resources. if you have questions or commaents regarding this letter, please contact David
Lawhead of the Depariment at (858) £27-3997.

Sincerely, /
Mﬂ
dmund J, Perst
Regionaf Manager
South Coast Region

cc.  State Clearinghouse
Marci Koski, USFWS, Carisbad Field Office

EP.dt
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Response to Comment Letter D
California Department of Fish and Game
March 27, 2008

Comment noted. California Department of Fish and Game (CDFG) reviewed the Draft
MND for the Proposed Project and notes its adjacency with Buena Vista Creek and
generally notes potential downstream concerns associated with development of the

project site.

Comment noted. This comment speaks to CDFG’s role pursuant to CEQA requirements
and the acts and programs applicable to the project. This comment does not speak to the
adequacy of the Draft MND, therefore no response is necessary.

Comment noted. This comment outlines the author’s understanding of the project and
does not relate to the adequacy of the Draft MND. Therefore, no response is necessary.

Comment noted. This comment summarized the intent of CDFG providing comments and
recommendations to the City for the proposed project and does not relate to the adequacy
of the Draft MND. Therefore, no response is necessary.

The project’s parking lot has been redesigned to reduce the number of parking spaces to
allow adequate space for the required minimum 50-foot biological buffer area. The
redesign of the buffer to extent at least 50 feet was discussed at a meeting on May 9,
2008 between the project team, City, City’s consultants, CDFG and USFWS. It was
determined at this meeting that the proposed project uses, as depicted in the project site
plan provided as Figure 3 of the Draft MND, would be permitted within the additional
50-foot planning buffer. Changes to the site plan consist of a reduction in parking spaces
from 61 to 41 spaces and a reduction in the project’s development impact area along the
northem boundary of the project site. These revisions were implemented to reduce
potential impacts to biological resources, and do not raise important new issues related to
significant effects on the environment, and do not affect the significance conclusions

contained in the Draft MND.
See response to comment D-5.
See response to comment D-5. The land located to the east of the proposed development

area is not adequate in size to accommodate the loss is parking spaces within the
development area. However, the configuration of the parking lot has been modified to
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eliminate 20 parking spaces for a total of 41 parking spaces. This allows for the project to
meet the minimum 50-foot biological buffer requirement of the Draft Subarea Plan.

Table 2-1, Summary of Standard Project Design Features and Construction, has been
revised to be consistent with preferred recompaction method (i.e. grouting program). As
indicated in Table 2-1, dewatering during construction isn’t necessary. Further, Table 2-1
outlines construction BMPs, such as a SWPPP, which will further reduce potential
erosion or sediment into Buena Vista Creek. Finally, no impacts to the southern
embankment of Buena Vista Creek would occur. Revisions made to the Draft MND do
not raise important new issues related to significant effects on the environment, and do
not affect the significance conclusions contained in the Draft MND.

BIO-1 has been revised in the Final MND to require the appropriate permits and
approvals for impacts to jurisdictional resources. Onsite enhancement/restoration by the
project proponent or financial contribution to the Mission Resource Conservation District
has been added to Mitigation Measure BIO-1 as an appropriate mitigation option. BIO-1¢
has been revised to require use of a financial contribution in view of wetland
enhancement efforts in the vicinity of the site. Through the permitting process with the
regulatory agencies, the final wetland mitigation strategy will be determined. Revisions
made to the Draft MND do not raise important new issues related to significant effects on
the environment, and do not affect the significance conclusions contained in the Draft

MND.

The Draft MND has been revised to incorporate mitigation measure BIO-5; which
clarifies how the biological open space area within the site, which includes the avoided
riparian habitat and the biological buffer, will be protected from future development
through one of two mechanisms. These mechanisms include the establishment of a
conservation easement to be held by a qualified land management entity or the City
maintains ownership through a deed restriction and manages. Revisions made to the
Draft MND do not raise important new issues related to significant effects on the
environment, and do not affect the significance conclusions contained in the Draft MND.

The City appreciates CDFGs comments on the Draft MND and will continue to
coordinate with the requested staff as necessary. The Final MND has been revised

accordingly.
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Comment Letter E

y

March 31, 2008 N € T D

. RECENVED
21‘;;;‘,2’33‘@;;:;22? APR - 2 2008
300 North Coast Highway Plaing Oeparners

Oceanside, CA 92054

RE: Notice of intent to Adopt a Mitigated Negative Declaration for the Lil Jackson
Senior Community (P-18-06, D-26-06, C-49-06 Revision)

Dear Ms. von Hacht:

Thank you for the opportunity to review the notice of intent to adopt a miligated negative
declaration for the Lii Jackson Senior Community project, an affordable 80-unit senior — E.1
apartment complex on the nonth side of Lake Boulevard at Esplanade Street, —d

The North County Transit District (NCTD) currently operates fixed route bus service
{Route 325 and 338) past this proposed development site that connects with other L E.2
regional and focal bus service nearby at Plaza Camino Real and the Vista Transit

Center.

The draft mitigated negative declaration incorrectly states that there are no bus stops

located adjacent o the project site, as NCTD has requested that a new bus stop be built E-3
at the project site. NCTD previously submitied comments regarding this development in
letlers dated March 22, 2007, and November 14, 2006. In the letiers, NCTD requested
construction of an ADA-compliant boarding pad, a passenger waiting shelter, trash can, - E-4
and an ADA-accessible path. NCTD appreciates that all of these requestis were
incorporated into the revised site plans. However, two minor corrections need to be
made fo the plans for them fo be correct. These are noted below:

1. ADA-Compliant Boarding Pad Location ~ The entire ADA-compliant concrete — E-5

boarding pad should be moved approximately 22-feet further east so that it sits a
safe 60-feet from the end of the curb radius of the project’s driveway.

2. ADA-Gompliant Boarding Pad Desian -~ The facilities on the ADA-comptiant

conerete boarding pad have been shown reversed from how they should
situated. Specifically, the trash can should be on the westem-most portion of the - E-6
pad and the open “ADA boarding area” should be on the eastern-most portion of
the pad, with the 13-foot long shelter in the middie. Specific information on the

design of the boarding pad has been re-included with this letter. _

In addition, NCTD requests the following: 'l_ E7

il

] 1

NORTH COUNTY TRANSIT DISTRICE
E10 Mission Avasue, Oceonside, CA 92054.2823
740.767.2628
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Ms. Juliana von Hache
March 31, 2008
Page 2

Bicycle Racks ~ To accommodate employees and visitors arriving via bicycle, the 4
developer should install bicycle racks to accommodate parking for at least 5
bicycles onsite. Please consult with City staff for their desired bicycle furniture
(traditional u-doops or bike lockers, and color) and appropriate locations for such — E-7
facilities. Bicycle racks should be located at a sufficient distance away from any
walls or other obstacies that would impede access to the racks from all sides.

Once the City's review of this development application has been completed, piease

send a list of the conditions of approval to NCTD for our files. And once the developer
is ready to install these facilities, please have them contact Kurt Lukrsen so our —~ E-8
transportation services staff can review the siting of the improvements 1o ensure

compliance with the ADA. ]

Thank you again for the opportunity to review the site plan for this project. If you have
any questions regarding my comments, please contact Kurt Luhrsen at (760) 966-6546
or email him at kluhtsen@nctd.org. He would also be pleased to review any plan - £.9
modifications once they have been generated to ensure the changes will meet the
needs of the Transit District and our bus passengers.

Sincerely,

Christine Eary

Associate Planner
SANDAG on behalf of NCTD

Attachments

September 2008 5670-01
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NCTD's Bus Stop Pad Dimernisions

OPTION 1: Desired Shefter Pad Dimension for a 13-foot Sheiter

e
13-foot long passenger shelter ADA
Boarding -
. Pad 4
A Area &
e {
4 i
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o ~
|« 18feet  wememmree e o> | <eee 6 fRt >
OPTION 2: Dasired Bench Pad Dimension for an 8foot Banch
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o Boarding
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OPTION 3: Desired Bench Pad Dimension for a 6-foot 8ench
e
aic 6-foot long bench ADA
aEang Boarding
o Pad ©
A Arga =
— i )
F § i &
B ot
£3 =
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NOTE 1: The minimum pad depth (fram face of curb) to be compliant with the
Americans with Disabilities Act {1060} is 8-feel.
NOTE 2 No sireet fumniture (benches, shelters, or trash cans) should be installed
within 2 /2 feet of the curb 10 avold being hit by passing buses or trucks,
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Response to Comment Letter E

North County Transit District
March 31, 2008

Comment noted. The North County Transit District reviewed the notice of intent to adopt
an MND for the Proposed Project. This comment does not speak to the adequacy of the
Draft MND, therefore no response is necessary.

Comment noted. This comment specifies the fixed bus route service that traverses past
the proposed project site. This comment does not speak to the adequacy of the Draft

MND, therefore no response is necessary.

The Final MND has been clarified to state that there are no bus stops currently located
adjacent to the Proposed Project site; however, a stop is proposed at the project site. The
proposed stop has been noted in the project description.

Comment noted. This comment acknowledges the City/applicants past efforts to include
suggestions and does not relate to the adequacy of the Draft MND, therefore no response

is needed.

The site plan has been updated in accordance with this request. The ADA-compliant
boarding pad has been moved 22 feet east.

The site plan has been updated in accordance with the requests of the NCTD to reverse
the facilities on the ADA compliant concrete building pad.

Comment noted. Bicycle racks will be made a condition of project approval.

Comment noted. A list of the approved, conditions of approval will be submitted to the
NCTD for record keeping purposes. The City will follow up with the transportation
services staff as requested.

Comment noted. The City appreciates NCTDs comments on the project and will
coordinate with the appropriate transportation services staff will be contacted for further

consultation as appropriate.
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Comment Letter F

N

United States Department of the Interior
FISH AND WILDLIFE SERVICE

Trologival Services
Carisbad Fish and Wildkifc Office
6610 Hidden Valley Road
Carlshad, Crdifornia 92011

sy )G
2

In Reply Refer Ta:
FWS-SDG-08B0421-08TAD462
APR 02 2008

Ms. Juliaga voo Hacht

Associate Planner

City of Oceanside Planning Division
300 North Coast Highway
Oceanside, California 92054

Subject:  Comments on the Draft Lil Jackson Senior Community Projeci Mitigated Negative
Declaration, City of Oceanside, S$2n Diego County, California (SCH# 2008031010)

Dear Ms, von Hacht:

The U.S. Fish and Wildlife Service {Service) has reviewed the draft Mitigated Negative -
Declaration (MND), daled February 2008, for the above rcferenced project. ‘The attached
comments are based on information provided in the MND,; the February 24, 2008, Biological
Letter Report prepared by Everett and Associates; our knowledge of sensitive and declining
vegetation commuunitics and species in the County of San Diego, and our pasticipation in regional
conservation planning efforts. The City of Oceanside (City) is currently working with the
Service and California Department of Fish and Game through the preparation of its Muliiple —F1
Habitat Conservation Program (MHCP) Subarca Plan (SAP). The proposed project would -
involve the construction of 80 affordable senior apartment units on a 5.03-acre parcel direetly
adjacent (o and south of Buena Vista Creek. Approximately 2.21 acres would be developed, und
the remaining 2.82 acres would be preserved nnder a conservation casement. In generul, our
main concern regarding the development of this project involves ensuting that an sdequate buffer
of nataral vegetation exisis between the project footprint and Bnena Vista Creek, and that the
project is consisient with: the City’s drafl SAP. —

The primary concern and mandate of the Service is the protection of public fish and wildlite
vesouroes and their habitats. The Service has legal responsibility for the weifare of wigratory birds,
anadromons fish, and cadangered animals and plants occurring in the United States. The Servics is — F.2
also responsible for administering the Federal Endangered Species Act (Acl) of 1973, as
amended (16 U.S.C. 1531 e seq.).

TAKE PRIDEY , &
AMERICASESY
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We appreciate ihe opportunity (o cormment on this MND. Any questions concerning the contents
of this letter should be directed to Marci Koski at 760-431-9440, extension 304. F-3

Sincerely,

o 010

Therese Q'Rourke
Assistant Field Supervisor
U.S. Fish and Wildlifc Scrvice

Enclosures (2)

ee: State Clearinghouse (by fax only)
David Lawhead, CDFG

September 2008 5670-01
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ENCLOSURE 1

Specific Comments on the Lil Jackson Senior Communify Project MND,
City of Oceanside, California

The Service appreciates the opportunity to comment on the MND for the Lil Jackson Senior
Cormmunity Project. The eomments provided herein are based on information provided in the
MND, our knowledge of sensitive and declining vegetation commurities in the County of San

Diego, and our participation in regional conservation planning efforts. We offer the following — F.4

comments and recommmendations to assist the City in avoiding, minimizing, amd adequately
mitigating project-related impacts to biological resources, and to ensure that any approved
project is consistert with all applicable requirements of the City’s drafi Subarea Plan (SAP). _

1. The City's SAP contains conservation and buffer requirements along tributaries and
creeks, which specify that a minimum 30-foot biological buffer, plus a minimum 50-foot
planning buffcr, must be ostablished for npland habitats, beginning at the outer edge of

riparian vegetation. The MND states that “along the western portion of the creek, north L F.5

of the arca proposed for construction the average distance from the edge of wetland
habitat to the proposed impact area is 50 linear foet.” In the final MND, please include u
mivimum 50 foot buffer line on Figure 3 that demonsirates tsat all project impacts are
outside the 50 foot biological buffer, -
2. As stated above, a S0-foot planning bulfer is also required next to the biological buffer. ™~
While the MND indicates that the project proposes a 100-foot buffer by keeping the
building set back 100 feet from riparian vegetation, the project does not meet the
requiremtents of the City’s SAP bevause the parking lot takes up the entire planning

buffer. According to the SAP, “Foot paths, bikeways, and passive recreational uses msy I—F6

be incorporated into planning buffers, but buildings, roads, or other intensive uses are
prohibited.” The project should be revised so that the parking lot and associated access
roads are not located within the planning buffer, perhaps by situating these featutes
entirely in the disturbed area to the east of the building, -

3. Other than mitigating for impacts to 0.01 acre of southem willow scrub, the proposed
project does not currently prapose any restoration to the Buena Vista Creek buffer.
According to the SAP, “in the event that natural habitats do not currently (at the time of
the proposed action) cover the 100-foot bufler area, habitats appropriate to the location
and soils shall be restored as a condition for the proposed action. In most cases coastal

sage scrub vegetation shall be the preferred habitat to restore within the biological —~ F.7

buffer.” Therefore, the final MND should require that the applicant (4) prepare and
implement a restoration plan, and (b) submit the restoration plan to the City and Seyvice
for review and approval prior to the issuance of the grading permit for the project. The
implementation of the restoration plan should conunence prior to, o concurrent with, the
initiation of constroction. -

4. ‘The Biological Leiter Report indicates that the site was assessed in Febroary 2007 and
January 2008, which is too early to deteot the presence of migratory birds such as the

federally endangered least Bell’s vireo (Fireo beflii pusiflus; vireo) and southwestern E-8
willow flycatcher (Empidonax traillii extimus; flycatcher). While the report coneluded
that no sensitive, threatened, or endangered species of plants or animals were observed on
September 2008 5670-01
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Ms. Juliana von Hacht (FWS-SDG-08B0421-08TAD462) Encloswe |, Page 2

the site and none are considered likely to occur, the repont also contained virzo and
fiycateher survey results conducted by Dudek and Associates in the spring and summer of
2000. While the survey results were negaiive for both species, the results concluded thas
“the creek appears {o be capable of supporting vireo, though its limited width, adjacent
land use (commercial and residential), and adjacent raflic noise probably limit its
attractiveness. The existing habitat appears o be too constrained and urban to support
flycatcher.” Therefore, given the potential for the creek 1o support vireo, Service protocol
surveys should again be conducted within the project area.

If the vireo is detected in Buenn Vista Creek, the Finat MHCP Plan (Volume II, page 4-
323) and the City's SAP require that a 100-fool biological buffer adjacent ¢6 occupied
Teast Bell's vireo habitat be established and managed for natural biological valnes as part
of the City's preserve system.

The MND states that the proposed building’s set-backs from the 100-foot buffer will
eliminate the need for vegetation thinming or fuel modification within the buffer area.
However, based on the description of the building Jocation, it scems that the building is
located at the edge of the 100-foot buffer. 1f the project is revised so thai the parking lot
is removed from the planning buifer, the 100-foot buffer would consist entirely of
vegetation, which may require fuel management. Please include a figure that shows afl
fuel modification zones or provide a statement that clarifies why a fuel modification zone
is not required, 1f 2 fuel modification zone is pot required or is reduced from the standard
100-foot width (which cannot encroach into the S0-foot biological buffer), approval must
be obiained from the City’s {ire marshal and provided 10 the Witdlife Agencics.

The MND indicates that the portion of the parcel not impacted by the project will be
placed under a biological open space easement; however, 4 conservation easement is the
appropriate mechanism by which habitat can be protected and included in the City's
preserve systen. The MND should be changed 1o reflect this. Additionally, because the
final MHCP indicates that this section of Buena Vista Creek is designated as hardline
preserve, the stream and buffer should be managed 2od monitored in perpetuity 10 MHCP
standards (see Bnclosure 2, stapdards 9 and 10 for details).

It ¥s unclear as to whether or not a Clean Water Act section 404 permit will be required
from the Army Corps of Engineers (Corps) for the replacement of the storm drain pipe
(including the installation of a new headwall and rip-rap dissipater just below the erest of
Buena Vista Creek’s embankment} and discharge of stonmwater runoff into the creek.
Given the proximity of the project to sensitive habitat and the potential for vireo to be
affected by project construction, the Corps may need to consult with the Service under
section 7 of the Act. This process, if necessary, should be initiated as soon as possibie in
order fo avoid delays to project implementation.

— F-9

] 1

— F-10

- F11

- F-12
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ENCLOSURE 2

U.8. Fish and Wildlife Service’s Standard Recommendations

The following conditions should be added (o the final MND where appropriate:

1. For restoration of Buena Vista Creek’s biological buffer, the applicant shall submir final
upland habitat creation/restoration/enhancemicnt plans to the Service and California
Department of Fish and Game, collectively referred o as the Wildlife Agencies, for
review and approval at least 30 days prior to initiating project impacts. These plans shall
be based on the final MND and the comments provided by the Wildlife Agencies. In
addition to the measures proposed in the MND, the final plans shall include the following
information and conditions: -

&

September 2008

H

i

All final specifications and topographic-based grading, planting and irrigation ]
plans (with 10-foor contours). All upland creation/restoration/enhancement sites

sball be prepared for planting by decompacting the top soil in a way that mimics
natural upland habitat top soil to the maximum extent practicable while

maintaining slope stability. Topsoil and plant materials satvaged from the uplend

— F13

— F-14

habitat areas to be impacted shall be transplanted to, and/or used as a seed/cutting |- Fa15

source for, the upland habitat restoration/creation areas to the maximurm exient
practicable as approved by the Service. Planting and irrigation shaf) not be

installed until the Service has approved of upland habitat restoralion/creation sitc
grading. All planting shall be installed in a way that mimics natural plant
distribution, and not in sows; ]

Planing paletves (plant specics, size and number/acre) and seed mix (plant species — |
and pounds/acre). The upland plant palette proposed in the draft plans shall

include native species specifically associated with the habitat type(s). Unless — F.16

otherwise approved by the Service, only locally native species (no cultivars)
obtained from as close to the project area as possible shall be used. The source
and proof of local nativeness of all plant material and seed shall be provided; .

Container plant survival shall be 80% of the initinl plantings for the first § years,

At the first and second anniversary of plant installation, all dead plants shatl be — F.AT

replaced unless their function has been replaced by natural recruitment; |

A final implementation schedule that indicates when all upland habitat impacts, as
well a5 creation/frestoration/enhancement grading, planting and irrigation shall
begin and end. Upland habitat creation/restoration/enhiancement grading, planting
and irrigation shall be completed during the concurrent or next planting season
{i.e., late fall to early spring) afier finishing grading within 1he

creation/restoration/enhancement area. Any temporal loss of upland habitat L F.18

cavsed by delays in creation/restoration/enhancement shall be mitigated through
upland habitat preservation/creation/restoration/enhanceiment at a 0.5:1 ratio for
every 6 months of delay (i.e., 1:1 for 12 months delay, 1.5:1 for 18 months delay,
eic.). In the event that the project applicant is wholly or parily prevented from
performing obligations uader the final plans (causing temporal losses due to
delays) becanse of unforeseeable circumstances or causes beyond the reasonable Y
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conirol, and without the fault or negligence of the project applicant, the project F-18
applicant shall be excused by such unforeseeable cause(s); -

e. Five years of success criieria for upland creation/restoration/enhancement areas )
including: a total of 40-65 percent absolute cover; evidence of natural recruitment - F.19
of multiple species; 0 percent coverage for Cal-IPC List A and B species, and no *
more than 10 percent coverage for other exotic/weed species; _J

f. A qualitative and quantitative vegetation monitoring plan with & map of proposed ]
sampling locations. Photo points shall be used for qualitative monitoring and — F.20
stratified-random sampling shall be used for all guantitative;

3 Contingency measuies in the event of creationfrestoration/enhancement failure; ]— F-21

Annual mitigation maintenance and monitosiug reports shall be submitted to the
Wildlife Agencies after the maintenance and monitoring period and no later than —F-22
December 1 of each year; and ]

i If maintenance of a coastal sage scrub creation/restoration/enhancement area is
necessary between Febmary 15 and August 31, a biologist permitted by the
Service will survey for vireo and gnatcatchers within the
creation/restorationfenhancerment area, access paths to it, and other areas
susceptible to disturbances by site maintenancs. Surveys will consist of three
visits separated by two weeks starting March 1 of each maintenance/monitoring — Fe23
year. Work will be alfowed to continue on the site during the survey period,

However, if vireo or gnatcatchers are found during any of the visits, the applicant
will notify and coordinale with the Agencies to identify measures to avoid and/or
minimize effects to the vireo or gnatcatcher {e.g., nests and an appropriate buffer
will be flagged by the biologist and avoided by the maintenance work). ol

2. The project applicant shall temporarily fence (with silt barriers) the limits of project
impacts (including construction staging areas and access routes) to prevent adiditional
upland habitat impacts and prevent the spread of silt from the construction zone into — F.24
adjacent habitats (including non-native grassland) to be avoided. Fencing shall be
instatled in a manner that does not impact habitats to be avoided. The applicant shall
submit to the Service for approval, at least 30 days prior to initiating project impacts, the
final plans for initial clearing and grubbing of upland habitat and project construction. - F.25
These final plans shall include photographs that show the fenced limits of impaet and all "
areas (incloding riparian/wetiand or coastal sage scrub) to be impacted or avoided. I
work ocours beyond the fenced or demarcated Himits of impact, all work shall cease until
the problem has been remedied to the satisfaction of the Wildlife Agencies. Any upland
habitat impacts that oceur beyond the approved fenced shall be mitigated st & nunimum [~ 20
5:1 ratio. Temporary construction fencing shall be removed upon project completion.

I

Il

I}

3. Impacts from fugitive dust will be avoided and minimized through watering and other
appropriate measures. — F-27

September 2008 5670-01
Lil Jackson Senior Community Project 34




Letters of Comment and Responses

Ms. Juliana von Hacht (FWS-SDG-08B0421-08TA0462) Enclosure 2, Page 3

4. The clearing and grubbing of, and construction adjacent to, sensitive habitats shalf ocour ™
outside of the bird breeding season (Febraary 15 to August 31, or sqoner if a qualified L F.28
biologist demonstrates to the satisfaction of the Wildlife Agencies that all nesting is “
compleie). —

5. H project construction (other than clearing and grubbing of sensitive habilats) is necessary ]

adjacent 1o preserved on and offsite habitat during the bird breeding season (Fobraary 15
to August 31, or sooner if a qualified biologist demonstrates to the satisfaction of the
Wildlife Agencies that all nesting is complete), a qualified biologist shall conduct pre-
constraction surveys in the adjacent habitat o determine the locatien of any active bird
nests in the area, including raptors and ground nesting birds. The survey should begin not
muore thao three days prior to the beginning of construction activities. The Wildlife
Agencies will be notified if any nesting birds are found. During construction, no activity - F-29
shall eccur within 300 fect of active nesting territories (500 feet for raptors or listed

specics), unless measures are implemented to minimize the noise and distorbance o those
adjacent birds. Exceptions 1o this measure includes cases where surveys confirm that
adjacent habitat is not occupied or where noise studics confirm that construction noise

levels are helow 60 dBA hourl¥y L along the edge of adjacent habitat. 1f construction
activities are not completed prior (o the breeding season and nofse levels exceed this
threshold, noise barriers shall be erected to reduce noise impacts to occupied habitat 1o

below 60 ¢BA hourly Ly, and/or the culpable activities shall be suspended. _J

6. A monitoring biologist approved by the Service shall be onsite during: a) initial clearing
and grubbing of upland babitat; and b) project construction within 500 feet of preserved
habitat o ensure compliance with all conservation measures. The biologist must be
knowledgeable of vireo biology and ecology. The applicant shall submit the biologist's ~F.30
name, address, telephone number, and work schedule on the project to the Service at least
30 days prior o initiating project impacts. The biologist shall perform the following
duties: -

a To allow salvage and transplant of live plants to the mitigation sites 28 practicable
and approved by the Service, cnsure that clearing and grubbing of upland habitat
is done above ground in a way that precludes potential bird nesting but does not —F-31
ctiuse sail and/or root disturbance; ]

b. Perform a minimum of three focused surveys, on separate days, to determine the
presence of vireo in the’ project impact footprint outside the vireo breeding scason.
Surveys will begin a maximum of seven days prior to performing vegetation
clearing/grubbing and onc survey will be conducted the day immediately prior to
the initiation of remaining work. If any vireo are found within the project impact
footprint, the biologist will direct construction personnel to begin vegetation
clearing/grubbing in an area away from the vireo. In addition, the biologist will —F-32
walk ahead of clearing/grubbing equipment to flush birds towards areas of habitat
10 be avoided. Tt will be the responsibility of the biologist to ensure (hat birds will
not be injored or killed by vegetation clearing/grubbing. The biofogist will also
record the number and location of virco disturbed by vegetation
clearing/grubbing. The applicant will notify the Service at least seven days prior
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to vegetation clearing/grubbing to allow the Service to coordinate with the
biologist on bird flushing activities;

Perform a minimum of threc focused surveys, on separate days, to determine the
presence of birds, nest building activities, egg incubation activities, or brood
rearing activities in or within 500 feet of the project impact limits of any
vegedation clearing/grabbing or project construction proposed within the bird
breeding season. The surveys will begin a maximum of seven days prior 10
vegetation clearing/grubbing of project construction and one survey will be
conducted the day immediately prior to the initiation of work. Additional surveys
will be done once a week during project construction in the brezding season.
These additional surveys may be suspended as approved by the Wildlife Agencies.
The applicant will notify the Wildlife Agencies at least seven days prior (o the
initiation of surveys, and within 24 hours of focating any vireo;

if a vireo niest is found in or within SO0 feet of initial vegetation clearing/grubbing
or project construction, the biologist wiil postpone work within 500 feot of the
nest and contact the Wildiife Agencics to discuss: 1) the best approuch to
avoid/minimize impacts 1o nesting birds (e.g., sound walls); and 2) a nest
monitoring program acceptable to the Wildlife Agencies. Subsequent to these
discussions, work may be initiated subject to implementation of the agreed upon
avoidance/minimization approach and nest monitoring program. Nest success or
failure will be established by regular and frequent trips to the site, as determined
by the biclegist and through a schedule approved by the Wildlife Agencies. The
biologist will deteomine whether bird activity is being disrupled. If the biologist
deternines thal bird activity is being disrupted, the applicant will stop work and
coordinate with the Wildlife Agencies io review the avoidance/minimization
approach. Coordination between the applicant and Wildlife Agencies 1o review
the avoidance/minimization approach will occur within 48 bours. Upon
agresment as {0 the necessary revisions 1o the avoidance/minimization approach,
work may resume subject to the revisions and conlinued nest monitoring, Nest
moniforing will continue wntil fledglings have dispersed or the nest has been
determined to be a failure, as approved by the Wildlife Agencies;

Be on site during all vegetation clearing/grubbing and project construction in
sepsitive habitats to be impacted or within 500 feet of habitat to be avoided;

Oversee installation of and inspect the fencing and erosion control measures
within or up-slape of upland habitat restoration andfor preservation areas a
minimum of once per week and daily during ail vain events to ensore that any
breaks in the fence or erosion control measures are repaired immediately;

Periodically monitor the work area to ensure thal work activities do not generate
excessive amounts of dust;

Train all contractors and construction personnel on the biological resotrces
associated with this project and ensure that training is implemented by

A

— F-32
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construction personnel. At a minimum, training will include: 1) the purpose for
resource protection: 2) a description of the vireo and its habitals; 3) the
conservation measures given in the MND that should be implemented during
project construction to conserve the vireo, including strictly limiting activities,
vehicles, equipment, and consiruction materials to the fenced project foolprint to
avoid sensitive resonrce areas in the field (i.e., avoided areas delineated on maps
or on the project site by fencing); 4) environmentally responsible construction
practices as outlined in measure 7 below; 3) the protocol 10 reselve conflicts that
may arise af any time during the construction provess; 6} the general provisions of
the Act, the need to adhere to the provisions of the Act, the penalties assoviated
with violating the Act;

i. Halt work, if necessary, and confer with the Wildlife Agencies to ensure the
proper implementation of species and habitat protection measures. The biologist
will report any violation to the Wildlife Agencies within 24 hours of its
OCCUrTeNce;

i Submit weekly letter reports {including photographs of impact areas) to the
Service during clearing of upland habitat and/or project construction within 500
feet of avoided habitat. The weekly reports will document that anthorized impacts
were not exeeeded, work did not occur within the 500-foot setback except as
approved by the Service, and general compliance with all conditions. The reporis
will also outline the duration of vireo monitoring, the location of construction
activitics, the type of construction which occurred, and equipment used. These
reports will specify numbers, locations, and sex of vireo (if present), observed
vireo behavior (especially in relation to construction activities), and remedial
measures employed to avoid, minicize, and mitigate impacts 1o vireo. Raw field
notes should be available upon request by the Service; and

k. Submit a final report to the Wildlife Ageaciex within 60 days of project
completion that includes: as-built construction drawings with an overlay of habitat
that was impacted and avoided, photographs of hiabitat arcas that were 10 be
avoided, and other relevant summary information docamenting that authorized
impacts were not exceeded and that general compliance with all conditions of the
MND was achieved.

7. The applicant shall ensure that the following conditions are implemented during project
construction:

& Disposal or temporary placement of excess fill, brush or other debris shalf not be
allowed in waters of the United States or their banks;

b. Alf equipment maintenance, staging, and dispensing of fuel, oil, coolant, or any
other such activities shall occur in designated areas ontside of waters of the
United States within the fenced project impact Hinits, These designated areas
shall be located in previously compacted and distorbed areas to the maximum
extent practicable in such a manner as to prevent any runoff from eatering waters

September 2008
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of the United States, and shall be shown on the coastruction plans. Fucling of
equipment shall tuke place within existing paved areas grester than 100 feet from
waters of the United States. Contractor equipment shall be checked for leuks prior L F-40
to operation and repaired us necessary. “No-fueling zones” shall be designated on
construction plans. _

8. The applicant shall post a performance bond or letier of credit for grading, planting,
irtigation, and 5 years of maintenunce and monitoring of for the upland buffer restoration
{including a 20% contingency to be added 1o the total costs). This bond or letier of eredit
is to guarantee the successful implementation of the CSS itigarion construction,
maintenance and monitoring.  The applicant shaH submit a draft bond or letter of credit - F-41
with an itemized cost list to the Wildlife Agencies for approval at Jeast 30 days prior to
iniliating project impacts. The applicant shall submit the final bond or letter of credit for
the amount approved by the Wildlife Agencies within 60 days of receiving Wildlife
Agency approval of the draft bond. o

9. The project applicant shall execute and record 4 perpetual bivlogical conservation
easement over the habitat to be avoided/preserved on site. The casement shall be in favor
of an agent approved by the Wildlife Agencies. The Wildlife Agencies shall bz named as _F.42
third party beneficiarics. The easement shall be approved by the Wildlife Agencies prior -
to its exccution and should follow a Wildlife Agency-approved template. There should
be no active trails in the easement areas. ]

10.  The applicant shall prepare and implement 2 perpciual management, maintenance and
monitoring pian for all on site biological conservation casement aseas.  The applicant
shall also establish a non-wasting endowment for an amoupt approved by the Wildlife
Agencies based on a Propeniy Analysis Record (PAR) (€enter for Natural Lands
Managemen ©1998) or similar cost estirnation method to secure the ongoing funding for
the perpetual management, maintenance and monitoring of the biological conservation
easement area by an agency, non-profit organization, or other entity approved by the
Wildlife Agencies. The applicant shall submit o draft plan including: E) a description of - F-43
perpetual management, maintenance and monitoring actions and the PAR or other cost
estimation results for the non-wasting endowment; 2) proposed Jand manager’s natne,
qualifications, business address, and contact information, to the Wildlife Agencies for
approval at least 30 days prior to initiating project impacts. The applicant shafl submit
the final plan to the Wildlife Agencies and 2 contract with the approved land manager, as
well as transfer the funds for the non-wasting endowment to a non-profit conservation
entity, within 60 days of receiving approval of the draft plas.

L

11.  The applicant shall install pcrmanent protective fencing along any interface with
developed areas and/or use other measures approved by the Wildlife Agencies 10 deter
human and pet entrance into on site habitat. Feocing should have no gates and be
designed to prevent intrusion by pets, especially cats. Signage for the biofogical
conservation easement area shall be posted and maintained at conspicuous locations. —F-44
Plans for fencing and/or other preventative measures shall be submitted o the Wildiife
Agencies for approval at least 30 days prior to initiating project impacts. Fencing shall be
installed prior to completion of project constroction, ]
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12.  The applicant shall ensurc that development landscaping adjacent 1o on- or off-site habitat
does not include exolic plant species that may be invasive to pative habilats. Exotic plamt
species not to be used include any species listed on the California favasive Plant
Council's (Cal-[PC) “Invasive Plant Inventory” List. This list includes such species as
pepper trecs, pampas grass, fountain grass, ice plant, myoporum, black locust, capeweed,
troe of heaven, periwinkle, sweet alyssorn, English ivy, French broom, Scotch broom, and
Spanish broom. A copy of the complete list can be obtained from Cal-IPC’s web site at
hupuiwww cal-ipc.org. In addition, landscaping should not use plants thal require - F.45
intensive frrigation. fertilizers, or pesticides adjacent to preserve arcas and water runoff
from landscaped arcas should be directed away from the biological conservation
casemient area and contained and/or treated within the development footprint. The
applicant shall submit a draft Iist of species to be included in the landscaping to the
Wildlife Agencies for approval at least 30 days prior to initiating project impacts. The
applicant shall submil to the Wildlife Agencies the {inal list of species to be included in
the landscaping within 30 days of receiving approval of the deaft list of species. .

13.  The applicant shall develop a resident education program in coordination with the =]

Wildlife Agencies. The applicant shall submit 4 drafl program to the Wildlife Agencies

at least 30 days prior to initiating project impacts. The program shall advise residents of

the potentiaf impacts to the listed species and the potential penalties for taking such

species. The program shall include, but not be limited to, information pamphfets and

signage of the fencing between the development and the biological conservation

casement. Pamphlets shall be distributed to all residences. At a minimum, the program

shall include the following topics: occurrence of the listed and sensitive species in the

area; their general ecology; sensitivity of the species to human activities; how to prevent - F.46

the spreading of non-native ants and other insect pests from developed areas inlo

preserved areas; impacts from free-roaming pets (particvlarly domestic and feral cats);

legal protection afforded thess species; penaltics for violations of federal and State laws;

reporting requirements; and project features designed {0 reduce the impacis o these

species and promote continued successful occupation of the preserved areas. The

applicant shall submit the program to the Wildlife Agencies at least 30 days prior to

initiating project impacts. The applicant shall submit to the Agencies the final program

within 60 days of receiving approval of the draft program. o

14.  The applicant shall ensure that development lighting adjacent to all on site habitat shall be ™)
directed away from and/or shielded so as not to illumninate native habitats. The applicant | F-47
shall submit a lighting plan to the Wildlife Agencies at least 30 days prior to initiating B

project inpacts.

15.  Ifnight work Is necessary, night lighting shall be of the lowest illumination necessary for ‘“__ F-4
human safety, selectively placed, shiclded and directed away from natural habitats. ] 8
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Response to Comment Letter F
United States Fish and Wildlife Service
April 2, 2008

This comment outlines the author’s understanding of the project and does not relate to the
adequacy of the Draft MND. Therefore, no response is necessary.

Comment noted. This comment speaks to the U.S. Fish and Wildlife Service (USFWS)
role related to biological resources. This comment does not speak to the adequacy of the
Draft MND, therefore no response is necessary.

Comment noted. The appropriate USFWS staff will be contacted for further consultation
as appropriate.

Comment noted. This comment speaks to the reasoning of providing comments on the
proposed project. This comment does not speak to the adequacy of the Draft MND;
therefore, no response is necessary.

The project’s parking lot has been redesigned to reduce the number of parking spaces to
allow adequate space for the 50-foot biological buffer area. The City, applicant, City’s
consultants, CDFG and USFWS met at the project site to discuss the types of land uses
that could be accommodated in the 50-foot planning buffer. It was determined at this
meeting that the proposed project uses depicted in the 50-foot planning buffer shown on
Figure 3 of the Draft MND would be permitted. Changes to the site plan to accommodate
the buffers consist of a reduction in parking spaces from 61 to 41 and a reduction in the
project’s development impact area along the northem boundary of the project site. These
revisions were implemented to reduce potential impacts to biological resources and do
not raise important new issues related to significant effects on the environment. These
changes do not affect the significance conclusions contained in the Draft MND.

See response to comment F-5.

The Draft MND has been revised to implement the requirements of a restoration plan
stated in this comment as a mitigation measure (i.e. Mitigation Measure BIO-4).
Revisions made to the Draft MND do not raise important new issues related to significant
effects on the environment, and do not affect the significance conclusions contained in

the Draft MND.
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Comment noted. Everett and Associates conducted the requested least Bell’s vireo
protocol surveys on 4/16/08, 4/29/08, 5/9/08, 5/20/08, 6/2/08, 6/12/08, 6/23/08 and
7/3/08. The results of the protocol surveys were negative and have been summarized in a
Report on Focused Protocol Surveys for Least Bells Vireo dated July 7, 2008 and
included as Appendix B-2 of the Final MND. No revisions to the Draft MND resulted
from the negative protocol surveys.

See response to comment F-8. The results of the least Bell’s vireo protocol surveys were
negative. Therefore, the 100-foot biological buffer is not required and has therefore not
been incorporated into the project design.

The proposed parking lot has been revised to reduce the number of parking spaces to
allow for the minimum 50-foot biological buffer; however, the revisions to the parking
lot did not result in relocating the parking ot to the east of the proposed structure. As
discussed in response to comment F-5 the proposed uses within the 50-foot planning
buffer were determined to be permitted for the proposed project. In addition, the City Fire
Marshall is supportive of the current project design and will not require brush
management within the buffer areas. The Fire Marshall was present at the May 9, 2008
site meeting where the lack of brush management was discussed and agreed upon.
Revisions made to the Draft MND do not raise important new issues related to significant
effects on the environment, and do not affect the significance conclusions contained in

the Draft MND.

The Draft MND has been revised to incorporate Mitigation Measure BIO-5, which
clarifies the logistics of the proposed biological preserve area. Mitigation Measure BIO-5
outlines the two legal mechanisms that can be used to conserve the open space area in
perpetuity. Revisions made to the Draft MND do not raise important new issues related to
significant effects on the environment, and do not affect the significance conclusions

contained in the Draft MND.

See response to Comment F-8. It is likely that impacts to the southem willow scrub
during installation of the storm drain pipe within Buena Vista Creek channel will
necessitate the use of a “Nationwide” permit from the US Army Corps of Engineers to
ensure compliance with Section 404 of the Federal Clean Water Act. The necessity for
formal or informal consultation with the USFWS, to ensure compliance with Section 7 of
the Federal Endangered Species Act, would be determined by the US Army Corps of
Engineers after they’ve had a chance to review the project’s biological resource and
proposed impact information. Mitigation Measure BIO-1 has been revised in the Final
MND to clarify that the project proponent shall obtain all permits or authorizations from
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the regulatory agencies that may be necessary. Revisions made to the Draft MND do not
raise important new issues related to significant effects on the environment, and do not
affect the significance conclusions contained in the Draft MND.

The Draft MND has been revised to include Mitigation Measure BIO-4; which requires
the preparation of an upland habitat creation/restoration/enhancement plans prior to
issuance of a grading permit. This plan will be reviewed by the City, CDFG and USFWS
prior to finalization. Revisions made to the Draft MND do not raise important new issues
related to significant effects on the environment, and do not affect the significance
conclusions contained in the Draft MND.

Comment noted. The upland revegetation plan will incorporate the appropriate
information and conditions suggested in the USFWS Standard Recommendations.

Comment noted. The upland revegetation plan will incorporate the appropriate
recommendations relating to grading, planting, and irrigation.

Comment noted. The upland revegetation plan will incorporate the appropriate
recommendations relating to plant palettes and seed mixes.

Comment noted. The upland revegetation plan will incorporate the appropriate
recommendations relating to success criteria.

Comment noted. The upland revegetation plan will incorporate the appropriate
recommendations relating to implementation scheduling.

Comment noted. The upland revegetation plan will incorporate the appropriate
recommendations relating to success criteria.

Comment noted. The upland revegetation plan will incorporate the appropriate
recommendations relating to monitoring.

Comment noted. The upland revegetation plan will incorporate the appropriate
recommendations relating to contingency measures.

Comment noted. The upland revegetation plan will incorporate the appropriate
recommendations relating to reporting.
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Comment noted. The upland revegetation plan will incorporate the appropriate
recommendations relating to maintenance restrictions.

As discussed in Section 14.4, Mitigation Measure BIO-2 requires that the construction
limits be fenced with orange snow screen. In addition, exclusion fencing shall be
maintained until the completion of all construction activities. These measures are
consistent with the City’s Draft Subarea Plan, and are considered sufficient to identify the
project work area and to prevent unauthorized impacts to adjacent open space.

As specified in detail in Mitigation Measure BIO-2 of the Draft MND, the approved work
area will be established onsite through the use of construction fencing. A biological
construction monitor will provide periodic updates to the City and Wildlife Agencies.
These measures would assure the Wildlife Agencies that the proposed work, including
vegetation removal, is being implemented in accordance with approved project plans.

Comment noted. As noted in Mitigation Measure BIO-2r, if work occurs beyond the
fenced or demarcated limits of impact, all work shall cease until the problem has been
remedied to the satisfaction of the City and the Wildlife Agencies. Any unauthorized
impacts shall be mitigated at a ratio of 5:1.

As discussed in Draft MND Section 14.3, Air Quality, Mitigation Measure AQ-1, any
unpaved areas will be watered to control dust from leaving the site during construction.
At a minimum, this shall include wetting down such areas in the late moming and after
work is completed for the day. In addition, Draft MND Section 14.4, Mitigation Measure
BIO-2, requires that construction limits are fenced with orange snow screen. Fencing will
prevent unauthorized construction vehicle intrusion into unpaved areas which will further
reduce potential construction dust impacts.

As discussed in Draft MND Section 14.4, Mitigation Measure BIO-2f and BIO-2k,
construction activities would be avoided during the bird breeding season.

As discussed in Draft MND Section 14.4, Mitigation Measure BIO-2f and BIO-2k,
construction activities would be required to avoid the bird breeding season.

As stated in Draft MND Section 14.4, Mitigation Measure BIO-2b, a qualified biologist
shall be retained by the applicant to review the final grading plans, access routes and
staging areas, periodically monitor construction, educate contractors about the biological
sensitivities associated with the area and ensure compliance with mitigation measures.
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Comment noted. Salvage and transplant of plant materials is not anticipated for this
project.

Comment noted. Refer to response to comment F-30. As specified in Draft MND
Mitigation Measures BIO-2f and BIO-2k, construction activities will be required to avoid
the bird breeding season. Additionally, a majority of the proposed work area for the
project is located in disturbed habitat. Therefore, least Bell’s vireo or other nesting birds
would not be anticipated to occur on the site during construction. Therefore,
implementation of this recommendation is not necessary for this project.

Comment noted. Refer to response to comment F-30.
Comment noted. Refer to response to comment F-30.
Comment noted. Refer to response to comment F-30.

Comment noted. Refer to response to comment F-30. As described in Draft MND
Mitigation Measure BIO-2c, the qualified biological monitor shall train all project
personnel prior to any grading or construction activities.

Comment noted. Refer to response to comment F-30.

Comment noted. Refer to response to comment F-30. Reporting to the City and the
Wildlife Agencies will be provided by the biological construction monitor.

Comment noted. Refer to response to comment F-30. Reporting to the City and the
Wildlife Agencies as outlined in Mitigation Measure BIO-2 will be provided by the

biological construction monitor.

Comment noted. Mitigation measure BIO-2 of the Draft MND describes the no fueling
zone requirements and numerous other Best Management Practices that will be
implemented by the contractors on this project site to avoid unintended impacts to Waters

of the US.

The Draft MND has been revised to include Mitigation Measure BIO-4, which requires
the preparation of an upland revegetation plan to be prepared for the proposed project.
This plan will describe the details of any necessary performance bonds. This plan will be
subject to the review and approval of the Wildlife Agencies. Revisions made to the Draft
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MND do not raise important new issues related to significant effects on the environment,
and do not affect the significance conclusions contained in the Draft MND.

The Draft MND has been revised to include Mitigation Measure BIO-5, which clarifies
the options for execution of a legal conservation mechanism to protect the proposed
biological open space. Revisions made to the Draft MND do not raise important new
issues related to significant effects on the environment, and do not affect the significance
conclusions contained in the Draft MND.

Comment noted. The Draft MND has been revised to include Mitigation Measure BIO-5,
which requires funding assurances for long-term management and monitoring of the
proposed open space. Revisions made to the Draft MND do not raise important new
issues related to significant effects on the environment, and do not affect the significance
conclusions contained in the Draft MND.

Draft MND Mitigation Measure BIO-3, requires that a permanent barrier be constructed
along the eastem property boundary and at the top of the slope along the northem
boundary to deter human and pet entrance into sensitive habitat areas.

As a condition of approval, the project landscape plan will not include any invasive
species listed on the California Invasive Plant Council’s Invasive Plant Inventory List.

Comment noted. Refer to response to comments F-42 and F-43. The Draft MND has been
revised to incorporate Mitigation Measure BIO-4 which requires the preparation of a
long-term management and monitoring (if appropriate) program for the proposed open
space/biological preserve. Should the City/Applicant/Wildlife Agencies deem a resident
education program an appropriate component of the long-term management plan, tools
and measures described in this comment may be included.

As indicated in Draft MND Mitigation Measure BIO-2m, artificial lighting shall be
limited to low-pressure sodium sources. Further, this Mitigation Measure states that all
light sources shall be shielded so that lighting is focused downward to restrict spill over.

The suggested night lighting requirements have been added to Mitigation Measure BIO-
2m. This revision to the Draft MND does not raise important new issues related to
significant effects on the environment, and does not affect the significance conclusions
contained in the Draft MND.
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Comment Letter G

\\'

&‘, Department of Toxic Substances Control

Maureen F. Gorsen, Director

Linda S. Adams 5798 Corporate Avenue
sam% for Cypress, California 90630
RECEWVED
Aol 2, 2008 APR - 7 2008
) Planning Deganment

Ms. Juliana Von Hacht

City of Oceanside Planning Department
300 North Coast Highway

Oceanside, California 92054

INITIAL STUDY AND NEGATIVE DECLARATION (ND) FOR LIL JACKSON SENIOR
COMMUNITY (SCH# 2008031010)

Dear Ms. Von Hacht:

The Department of Toxic Substances Control (DTSC) has received your submitted
document for the above-mentioned project. As stated in your document: “The proposed
project will consist of the development of 80 affardable senior apariment units within
one, three-story building. Once constructed, the project will provide age and income
restrictions to potential residents. in addition fo the apartment units, the proposed . G1
structure will include a community room, community kitchen, lounge, faundry room, arts -
and crafts room, library and comptter room, and covered and uncovered patios. An air
conditioning system will be provided within the proposed structure, The building footprint
for the senior center will be approximately 22,735 square feet. The structure will have
approximate dimensions of 120 feet and 320 feet, with a maximum height of 42 feet".

e

oy

Based on the review of the submitted document DTSC has the following comments:

1) The ND should identify and determine whether current o historic uses at the — G2
project area may have resulted in any release of hazardous wastes/substances. _

2)  The document states that the ND would identify any known or potentially
contaminated sites within the proposed project area. For all identified sites, the
ND should evaluate whether conditions at the site may pose a threat fo human G-3
health or the environment. Following are the databases of some of the

regulatory agencies:

@ Prnted on Recycied Paper
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3)  The ND should identify the mechanism to initiate any required investigation
and/or remediation for any site that may be contaminated, and the government
agency to provide appropriate regulatory oversight. If hazardous materials or
wastes were stored at the site, an environmental assessment should be
conducted to determine if a release has occurred. If so, further studies should
be carried out to delineate the nature and extent of the contamination, and the
potential threat to public health and/or the environment should be evaluated.
it may be necessary to determine if an expedited response action is required
to reduce existing or potential threats to public health or the environment. if no
iramediate threat exists, the final remedy shouid be implemented in compliance

with state lows, regulations and poficies. -

September 2008

National Priorities List (NPL): A list maintained by the United States A
Environmental Protection Agency (U.S.EPA).

Site Mitigation Program Property Database (formerly CaiSites):
A Database primarily used by the California Department of Toxic

Substances Control.

Resource Conservation and Recovery Information System (RCRIS):
A database of RCRA facilities that is maintained by U.S. EPA.

Comprehensive Environmental Response Compensation and Liability
Information System (CERCLIS): A database of CERCLA sites that is

maintained by U.S.EPA.
Solid Waste Information System (SWIS): A database provided by the

California Integrated Waste Management Board which consists of both 63

open as well as closed and inactive solid waste disposal facilities and
transfer stations.

Leaking Underground Storage Tanks (LUST)/ Spills, Leaks,
Investigations and Cleanups (SLIC): A list that is maintained by Regional
Water Quality Control Boards.

Locai Counties and Cities maintain lists for hazardous substances cleanup
sites and leaking underground storage tanks.

The United States Army Corps of Engineers, 911 Wilshire Boulevard,
Los Angeles, California, 90017, (213) 452-3908, maintains a list of
Formerly Used Defense Sites (FUDS).

— G-4

— G-5
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4} The project construction may require soil excavation and soll filling in certain
areas. Appropriate sampling is required prior to disposal of the excavated soil.
If the soil is contaminated, propedy dispose of it rather than placing it in another
location. Land Disposal Restrictions (LDRs) may be applicabie to these soils.
Also, if the project proposes to import soil to backfill the areas excavated, proper
sampling should be conducted to make sure that the imported soii is free of

contamination.

5) Human health and the environment of sensitive receptors should be protected
during the construction or demalition activities. A study of the site overseen by
the appropriate government agency might have to be conducted to determine i
there are, have been, or will be, any releases of hazardous materials that may
pose a risk to human heaith or the environment.

6) If during construction/demolition of the project, soil and/or groundwater
contamination Is suspected, construction/demolition in the area should cease
and appropriate heaith and safety procedures should be implemented. If itis
determined that contaminated soil and/or groundwater exist, the ND should
identify how any required investigation and/or remediation will be conducted,

and the appropriate government agency to provide reguiatory oversight.

D If weed abatement occurred, onsite soils may contain herbicide residus. ¥f so,
proper investigation and remedial actions, if necessary, should be conducted at
the site prior to construction of the project.

8) In future CEQA documents, please provide the contact person’s title and e-mait
address.

if you have any questions regarding this letter, please contact Mr. Al Shami, Project
Manager, at (714) 484-5472 or “ashami@DTSC.ca.gov",

Sincerely,
%%W

Greg Holmes

Unit Chief
Southern California Cleanup Operations Branch - Cypress Office

cc. see next page

September 2008
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Ms. Juliana Von Hacht
April 2, 2008
Page 4

Governor's Office of Planning and Research
State Clearinghouse

P.O. Box 3044
Sacramento, California 95812-3044

Mr. Guenther W. Moskat, Chief

Planning and Environmental Analysis Section
CEQA Tracking Center

Department of Toxic Substances Control

P.O. Box 806
Sacramento, Califomia 95812-0806

CEQA #2098
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G-1:

G-2:

G-3:

G-4:

G-5:

September 2008

Response to Comment Letter G

Department of Toxic Substances Control
April 2, 2008

This comment outlines the author’s understanding of the project and does not relate to the
adequacy of the Draft MND. Therefore, no response is necessary.

Section 4.14.7 Hazards and Hazardous Materials of the Draft MND addresses current and
historic hazardous materials uses in the project area that may have resulted in release of
hazardous wastes/substances. Additionally, a Phase I Environmental Site Assessment was
prepared for the project by Pacific Southwest Group in May 2005. The project site is not
included on a list of sites containing hazardous materials and no known current or historic
uses have resulted in hazardous releases that adversely impact the project site.

Known or potentially contaminated sites within the Proposed Project area were assessed
and summarized in the May 2005 Phase I Environmental Site Assessment. This report,
along with additional concemns associated with hazards and hazardous materials, were
summarized in Section 4.14.7 Hazards and Hazardous Materials. Per the Phase I
Environmental Site Assessment, past uses of the property and adjoining properties do not
pose an environmental concern to the project site. Additionally, the Phase I
Environmental Site Assessment included a database listing of regulatory agencies,
referred to as an Environmental Record Search. Nome of the sites listed on the
Environmental Records Search pose an environmental concern to the project site either
because of remoteness or because of relative slope and gradient.

As indicated in Section 4.14.7 Hazards and Hazardous Materials, a Phase I
Environmental Site Assessment was prepared by Pacific Southwest Group in May 2005
to determine if hazardous substances have been released. According to this report, there
have been no activities on the project site which may have contributed to environmental
concerns in the area. This study determined that current site conditions are not an
environmental concern and therefore do not require further investigation.

The Phase I Environmental Site Assessment prepared for the project site by Pacific
Southwest Group in May 2005, indicated that a review of Sanborm maps, building
permits and aerial photographs were conducted and that no known hazard-producing land
uses have occurred on the project site. Therefore, past activities of storage of hazardous
materials or wastes on the project site is considered unlikely. In addition, no hazardous
concerns were identified in the Phase I Site Assessment.

5670-01
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G-6:

G-7:

G-8:

G-9:

G-10:

G-11:

See Response to G-2, G-3 and G-5. The proposed project would not pose a risk to human
health or the environment, therefore compliance with laws aimed at promoting remedy of
hazardous waste sites would not apply to the project.

It is estimated that the project will result in approximately 2,600 cubic yards of cut and
fill material which will balance onsite. It was determined that current site conditions in
regards to hazards and hazardous wastes are not a significant environmental concemn.
Reuse of soils on the site would be conducted in accordance with all federal, state, and

local regulations.

According to the May 2005 Pacific Southwest Group Phase I Environmental Site
Assessment there are no known hazardous materials located on or adjacent to the project
site that would pose a risk to human health or the environment.

No hazardous conditions were identified on the project site that could impact the
proposed project. The findings from the Phase I Environmental Site Assessment state that
neither the project site nor adjoining properties pose and environmental concern to the
project site. As part of the project’s compliance with all federal, state, and local
regulations, the appropriate government agency would be contacted if unexpected
contamination were encountered during construction/demolition activities. Further,
because interactions with the groundwater table are not anticipated during project
construction, potential contaminant issues are not expected.

See response to comment G-9. No known weed abatement or other activities have
occurred on the project site that would result in pesticide, herbicides, or agricultural

chemical residue.

Comment noted. It should be noted that pages 1-3 and 4-2 of the Draft MND identified
the appropriate contact person, their title, mailing address and phone number.

G-12: The City appreciates the Department of Toxic Substance Control’s comments on the Draft

MND and will coordinate with the requested project manager as necessary.

9670-01
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Comment Letter H

£,
STATE OF CALIPORNIA g ;&‘%
GOVERNOR'S OFFICE of PLANNING AND RESEARCH N )
"'tny-c.m"#

Stare CLEARINGHOUSE AND PLANNING UNIT

ARFOLD SCHWARZENEGGER CYNTHZA BRYANT
GAvERNOR DiRpeToR
Aprii 3, 2008
RECEIVED
. op - 7 2808
Folions Von Hacht .
ity of Ocesuside Plzrning Deparimant

300 North Coast Highway
Oceanside, CA 92054

Subject: Lil Jackson Senior Community
SCil#: 2008031010

Dear Jutiane Von Hache:

The State Clearinghouse submitted the above named Mitigaied Negative Decloration to selecied state
agencies for review. On the enclosed Document Details Report pleese note that the Clearingliouse has
listed the state ngencies that reviewsd your document. The review period ciosed on April 2, 2008, 2ud the

comments from the responding agency (ies) is (are) enclosed, If this comment package is vot in order, F— H-1
pleass potify the St Clearinghouse imnwediately, Please refer to the project’s ten-digit Stote
Clearinghouse number in fihure correspondence so that we may respond promptly.

H..

Please note that Section 21104{c) of the California Puhlic Resources Code states that:

“A responsible oy other public agency shisll only ke substantive comments regarding those

activities involved in o projoct which are within an arza of expertise of ihe agency or which are
required to be coxried out or approved by the azency. Those somments shall be supported by | H_z
specific doemmemstion.”

These comments are forwarded for use in preparing your final envirosmental document. Should vou need
more infornmrtion or clarification of the enclosed o W d that yon commncs the
comunenting ageucy directly.

This Ietter acknowledges that you have complied with the State Cleaninghoise review sequirernents for draft
enviroumestzl documents, pursuant to the California Environmuental Quality Act. Please cantact the State » H.3
Cleanmghouse at (916) 445-0613 if you hiave any questions regarding the environments] review process, _J

Sincerely,

\J&MY ot

TFerry Roberts
Director, State Cleannghouse

Enclosures
co: Resources Agency

1400 10th Strest  R.O.Box 3044  Sacramento, California 95812-3043
(916) 1450613 FAX (916) 325-3018  wwww.oprca.goy

September 2008 5670-01
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Bocument Details Report
State Clearinghouse Data Base

SCH¥ 2008031010
Project Title Uit Jackson Senior Community
Lead Agency Oceanside, Cily of
Type WMN Mitigated Negative Deciaration
Description o
if approved, the proposed project will consist of the develcpment of 80 affordatle senior apartment
units within one, three-story building. Onoe constructed, the project wil provide age and income
restrictions to potential residants. In addition to the apartment unils, Ihe proposed structure will include
2 communily room, community kiichen, lounge, laundry room, arts and crafts room, fibrary and
computer roatn, and covered and uncovered pativs. An air conditioning system will be provided within
the proposed structure. The bullding foolpring for the senior center vill be approximately 22,735
square feel. The sfructure will have approximata dimensions of 120 feet and 320 faet, with a maximum
height of 42 fest.
t ead Agency Contact
Name Jullans Von Hacht
Agency Cily of Oceanside
Phone {760} 435-3520 Fax
email
Address 300 Norlk Coast Highway
City Oceanside State CA  Zip 92054
Project Location
County San Diego
CHy Oceanside
Region
Cross Streets  College Boulevard
Parcef No.  188-012-28-00
Township 118 Range 4W Section 34 Base
Proximity to:
Highways 78,15
Alrports
Raifways  Sarn Diego Northern
Weaterways Buena Visla Creek
Schools
Land Use City of Oceanside General Pian: Urban High Density Residential City of Cceanside Zoning Ordinance:
Community Commerciat
Project Issues  Agsthetic/Visual, Agriculiural Land; Air Quality; Archaeclogle-Histaric; Biological Resources;
Drainage/Absorption: Flcod Plain/Flooding: Forest LandiFire Hazard; Gaologic/Selsmic; Minerals;
Noise: Poputation/Housing Balance; Public Services; RecreationfParks; Schools/Universities; Septic
System; Sewer Capacity; Soil Erosionvlompacticn/Grading; TexicHezardaus; Treflic/Circulation;
Vegetation; Water Quality; Water Supply; Welland/Riparian; Landuse; Cumuiative Effocts; Growth
Inducing
Reviewing Caliiornia Coastal Commission; Department of Fish and Gams, Region 5; Department of Parks and
Agencies  Recreation; Department of Water Resources; Califomiz Highway Patrol; Caltrans, District 11;
Department of Housing and Community Development; Regional Water Qualily Contral Board, Region
9; Departmeant of Toxic Substances Controk Native American Herltage Commission; State Lands
Commission; Resources Agency
Dato Received 03/33/2008 Stari of Review 03/04/2008 End of Review 04/02:12008

September 2008

Note; Blanks in data fiolds result from insufficient information provided by lead ageney.
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NATIVE AMERICAN HERITAGE COMMISSION
915 CAPITOL MALL, ROOM 364

SACHAMENTO, CA 95814

(815) 6536251

f£ax (916) 657-5390

emmnnee, zfg‘%égg, RECEIVED
March 24, 2008 APR ~ 1 2008

STATE CLEARING HOUSE

Ms. Juliana van Hacht
CITY OF OCEANSIDE
30D N, Coast Highway
Ogeanside, CA 92054

Dear Ms. Van HMacht

The Native American Heritage Commission is the state agency designated to protect California's Native
Amersican Cultural Resources. The Califomia Environmental Quality Act (CEQA) requires that any project that
causes a substantia) adverse change in the significance of an historical resource, that includes archaeological
resources, is a "significant effect’ requiting the preparation of an Environmental impact Report {EIR) per the Lalifamia
Code of Regulations §15084.5(b)(c {CEQA guidelines). Section 15382 of the 2007 CEQA Guideines defines a
significant impact ¢n the environment 83 “a substantial, or potentialty substantief, adverse change in any of physical
conditions within an area affectad by the proposed project, including .. objects of historic or gesthetic significance ”
in cfder 1o comply with this provision, the lead agency is raquired to essess whether the project vl have an adverse

pact on these within the ‘area of potentiai effect (APLEY, and ¥ so, to miigate that effect. To adequately

assess the projectwelated impacts on historicat resources, the Commission recommends the fallowing action:

¥ Contact the appropriate California Historic Resources infotmation Canter (CHRIS) for possible ‘recordad sites’ in

locations where ihe development will or might occur.. Contact information for the information Center nearest you is

availgbla from the Stete Office of Historie Preservation {$16/653-7278Y hitpifwvew ohp.parks,ca aov. The record

search will determine:

« it a part o the entire APE has been previously surveyed for cultural resources.

s it any known cultural resourcss have already been recorded in or adjacent to the APE,

= If the probability is low, moderate, or high that culhural resoutces age located in the APE.

= if a sutvey is required to determine whether previously unrecorded cultural resources are present.

v tfan archaeolopical invenioty survey is required, the fina! stage is the preparation of @ professional report detailing

the findings and recommendations of the records search and field survey, — H_4

= The final report containing site forms, site significance, and mitigation measurers should be submitted
immediately to the planning department. Ali information regarding site locations, Native American humsan
remains, and associated funerafy objects should be in & separate confidential addendum, and not be made
avallable for pubic disclosure.

= The final wiitten report should be submitted within 3 months after work has been completed lo the appropriate
regional archaeojogice! Information Center.

v Contact the Native American Heritage Commission {NAHC) for:

¢ A Sacred Lands Fite {SLF} seaich of the project area and information on tribal contacts in the project

vicinily that may have additionat cuftural resource information. Please provids this office with the following

cﬁa’aon format to ass;st with the Sacred Lands File search request S, fpute gu

. The NAHC advises the use of Native Americen Monfiors to ensure proper identification and care given cultural

resources that may be discovered. The NAHC recommends that contact be made with
to get their input on polential project impact {APE). In some cases, the existence of

a Netive American cuftural resources may be known only 10 & focal ttibe(s).

v Lack of suifate evidence of archeological rescurces does not preciude theit subsuiface axistence.

= iesd agencies should lnciude in their mitigation plan provisions for the identification and evaiuation of
accigentaly discovered archeologica! resources, per Califomta Environmentat Quality Act (CEQA) §15084 5 (f),
in areas of identified archesological sensitivity, a certified archaeologist and a cuttucally affiliated Native
American, with knowledge ity tutural resourees, should monitor aff ground-disturbing aclivifies.

« A culhselly-aifitated Native American tribe may be the only source of information about a Secred Site/Native
Americen cultural resource,

= Lead agencies should jnclude (n their mitigation plan provisians for the disposition of tecovered artifacts, in
consutiation with culturally effiliated Native Americans. v

5670-01
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v Lead agendies shouid include provisions for discovery of Native American human remains of unmarked cometeries A

in their mitigation plans.
*  CEQA Guidelines, Section 15084.5(d) requires the lead agency to work with the Native Amearicans ideniified
by this Commission if tha injial Study identfies the 8 af fikely prasence of Native American human

remeins within the APE, CEQA Guidelines provide for agresments with Native American, identified by the
NAHC, to assure the appropriste and dignified treatment of Native American human remains and any associated

grave lisns,
¥ Heaith and Safety Code §7050.5, Public Resources Code §5097.98 and Sec. §15084.5 (d) of the California Code
of Regulations (CEQA Guidalines) mandate procedures fo be followed, including that construction or excavation be B H'4
stpped in the event of an accidental discovery of any human ramains In a focation other than a dedicated cemetery
uptil the county coronsr or medicat examiner can determine whethet the remains are those of a Nafive American,
Note that §7052 oﬂhe Health & Safefy Code smtes that dlat- It of Naﬁve American cemeternies is e felony
2 (1] i . sguiation: 4

ve Singleton
Program Analyst
Aftachment Listof
Ce: State Clearinghouse
September 2008 5670-01
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H-2:

September 2008

Response to Comment Letter H
Governor’s Office of Planning and Research

State Clearinghouse and Planning Unit
April 3, 2008

Comment noted. The Draft MND was circulated to selected state agencies and reviewed
accordingly. This comment outlines the State Clearinghouse’s MND distribution process
and does not relate to the adequacy of the Draft MND. Therefore, no response is

necessary.

Comment noted. The City will contact the Native American Heritage Commission (the
agency that submitted comments to the State Clearinghouse for submittal to the City)
should questions arise from review of the Commission’s comment letter.

Comment noted. This comment states that the City has complied with the State
Clearinghouse review requirements for this MND. Because this does not relate to the
adequacy of the Draft MND, no response is necessary.

See response to Comment Letter A.

5670-01
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SECTION 1.0
INTRODUCTION

1.1 INTRODUCTION

Southern California Presbyterian Homes plans to construct a senior housing community in the
City of Oceanside (City).

1.2 CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) COMPLIANCE

The City is the lead agency pursuant to the California Environmental Quality Act (CEQA), and
is responsible for analyzing and approving the proposed Lil Jackson Senior Community CEQA
document. The City has determined that a Mitigated Negative Declaration (MND) is the
appropriate environmental document to be prepared in compliance with CEQA. This finding is
based on the Initial Study/Environmental Checklist (Section 4.0 of this document). As provided
for by CEQA Section 21064.5, an MND may be prepared for a project subject to CEQA when
the project will not result in significant environmental impacts that can not be mitigated to a level

below significance.

This draft-final MND has been prepared by the City, and in conformance with Section 15070,
subsection (a), of the State CEQA Guidelines. The purpose of the MND and the Initial Study is
to determine the potential significant impacts associated with the construction of the Lil Jackson
Senior Community and incorporated mitigation measures into the project design as necessary to
reduce or eliminate the significant or potentially significant effects of the project.

1.3 OTHER AGENCIES THAT MAY USE THE MITIGATED NEGATIVE
DECLARATION AND INITIAL STUDY

This MND is intended to be used by responsible and trustee agencies that may have review
authority over the project. Southern California Presbyterian Homes will obtain all permits as
required by law. The City is the lead agency for this project. Other agencies, such as the State
Regional Water Quality Control Board (RWQCB), the County of San Diego, the California
Department of Fish and Game (CDFG), United States Fish and Wildlife Service (USFWS), U.S.
Armmy Corps of Engineers (ACOE) and the San Diego Air Quality Management District
(SDAQMD), may be interested in the MND and Initial Study Checklist.

5670-01
1-1
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1.0 Introduction

14 CONTENT AND FORMAT OF MITIGATED NEGATIVE DECLARATION

This MND includes the following:
Section 1.0 Introduction: Provides an introduction to the MND.

Section 2.0 Project Description: Provides a detailed description of the proposed
project evaluated in this MND. This section also includes project location, site
selection, project characteristics, construction, and operation and maintenance.

Section 3.0 Findings: Provides finding that the project will not have a significant effect
on the environment and rationale supporting this finding.

Section 4.0 Initial Study Environmental Checklist/Discussion of
Environmental Impacts: Provides an analysis of environmental issues and

concerns surrounding the project.

Section 5.0 Mitigation Monitoring and Reporting Program: Provides a list and
responsibility assignments for all mitigation measures. This section also
describes timing considerations for each mitigation measure.

Section 6.0 Report Preparers: Provides a list of report preparation personnel.

Section 7.0 References and Supporting Information: Provides bibliographic
information related to resources utilized during the document preparation.

1.5 PUBLIC REVIEW PROCESS

In accordance with CEQA, a good faith effort has been made during the preparation of this MND
to contact affected agencies, organizations and persons who may have an interest in this project.

In reviewing the MND and Initial Study, affected public agencies and the interested public
should focus on the sufficiency of the document in identifying and analyzing the possible
impacts on the environment and ways in which the significant effects of the project are proposed

to be avoided or mitigated.

Comments may be made on the MND in writing before the end of the comment period.
Following the close of the public comment period, the City will consider this MND and
comments thereto in determining whether to approve the proposed project.

$670-01
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1.0 Introduction

Written comments on the MND should be sent to the following address by 5:00 p.m., April 3,
2008.

Juliana von Hacht, Associate Planner
City of Oceanside
300 North Coast Highway
Oceanside, CA; 92054

Phone: (760) 435-3520
Fax: (760) 754-2958

Approval and certification of this CEQA document will occur by the Oceanside Planning
Commission. Date and time information on the Planning Commission meeting where this
document will be considered can be determined by contacting Juliana von Hacht.

Eebruary September 2008 5670-01
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SECTION 2.0
PROJECT DESCRIPTION

21 PROJECT LOCATION

The Lil Jackson Senior Community project is located in the City of Oceanside in northern San
Diego County, California (see Figure I, Regional Map). Regional access is provided to the
project site via State Route 78 (SR 78) (see Figure 2, Vicinity Map). The project site is south of
SR 78 and east of College Boulevard. The site consists of 5.03 acres immediately north of Lake
Boulevard, at its intersection with Esplanade Street. The project is bounded by Buena Vista
Creek to the north, an existing assisted living center to the east, Lake Boulevard to the south, and

retirement apartment homes to the west.
2.2 PROJECT DESCRIPTION

The Lil Jackson Senior Community project consists of approximately 5.03 acres along Lake
Boulevard. The project site consists of a single parcel which is owned by the City of Oceanside.
The project will involve the subdivision of the parcel. The City will retain ownership of the
eastern and northern 2.83 acres (Buena Vista Creek, sensitive habitats and a water easement) and

the applicant will obtain ownership of the remaining 2.2 acres-(area-propesed-for-development).

Of the 2.2 acres to be obtained by the applicant, 1.96 acres would be developed and_0.24 acres
would be designated as biological open space. In addition, the 2.83 acres of land to remain in
City ownership will also_be designated as biological open space, therefore increasing the

biological open space to 3.07 acres.

If approved, the proposed project will consist of the development of 80 affordable senior
apartment units within one, three-story building. Once constructed, the project will provide age
and income restrictions to potential residents. In addition to the apartment units, the proposed
structure will include a community room, community kitchen, lounge, laundry room, arts and
crafts room, library and computer room, and covered and uncovered patios (see Figure 3, Project
Site Plan). An air conditioning system will be provided within the proposed structure. The
building footprint for the senior center will be approximately 22,735 square feet. The structure
will have approximate dimensions of 120 feet and 320 feet, with a maximum height of 42 feet
(see Figures 4a and 4b, Building Elevations). The proposed structure will be setback at
leastapproximately $66-90 feet from the top of slope bordering Buena Vista Creek. The
proposed structure will front Lake Boulevard with paved parking located to the rear and side of
the project site. The project proposes to provide a total of 6141 parking spaces (57-plus
including 3 handicapped and 1 mail carrier space), all of which will be uncovered. The parking
areas will be screened from the public street through landscaping, which include xeroscape
landscape materials (see Figure 5, Landscape Concept Plan). The project will also provide

FebruanSeptember 2008 5670-01
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2.0 Project Description

recreational facilities such as outdoor patios, gardens, seating areas, shade structures and
barbeques.

Februery-September 2008 5670-01
Lit Jackson Senior Community Project — MND 2-2
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2.0 ' Project Description

A stormwater manhole is located in the south, central portion of the project site. An existing 18-

inch storm drain pipe transects the project site in a north/south direction. This storm drain pipe is

currently in poor condition, and therefore, per recommendations of the City Storm Water

Department, the project will result in abandonment of this existing storm drain pipe. The pipe

will be replaced with a 24-inch storm drain pipe, with water tight joints, per City design

standards. Stormwater runoff generated by the proposed project will surface drain to a private

subsurface storm drain system of inlets and pipes to the proposed 24-inch public storm drain.

The project will provide a private subsurface storage system, a Bie—Clean-Storm-Treat-devise

bioretention treatment system and a vegetated biofilter swale for filtration purposes prior to
discharging into Buena Vista Creek.

Water lines currently transverse the project site in a north/south direction. These lines are located
to the east of the proposed development area. In addition, two sewer manholes are located on the
project site within the development area. The sewer manholes are located just north of the
stormwater manhole. The project will require the extension of existing water and wastewater
lines to connect to the proposed structure from these existing facilities.

Access to the site will be provided via a single, full access driveway along Lake Boulevard
across from Esplanade Street. In addition, an emergency access driveway for Fire Department

access has been provided to the east of the main access driveway. The entire project will be

located within a security fence maintained by an electronic access system.

Offsite improvements proposed by the project include sidewalk, driveway approaches, fire
service access, water service and meter, irrigation service and meter, street lights, traffic signal,

and street paving and base material._A bus stop would be constructed on Lake Boulevard, along

the northern sidewalk.

The non-sensitive portion of the site that will remain within ownership of the City will
temporarily be used for construction staging as well as temporary stockpiling. Once the project
has been completed, the City’s parcel will remain vacant. It is estimated that the project will
result in approximately 2,600 cubic yards of cut and fill material which will be balanced onsite.

Construction is anticipated to commence in January 2009 and continue until April 2010 at which
point building occupancy will occur. On average, construction will occur Monday through
Friday from 7 am. to 6 pm. or on Saturdays from 8 am. to 4:30 p.m. There will be
approximately 5 to 25 construction workers onsite at any given time. Construction equipment
will include dozers, scrapers, front-end loaders, dump trucks, blades, rollers, welding equipment,
cement trucks, cement pumpers, cement booms, scissor-lifts, excavators for foundations, and

5670-01
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2.0 Project Description

cranes for building erection. Concrete and delivery trucks will also be used. Construction
equipment will be used intermittently depending on the construction phase.

The City, through codes and standards, and the applicant, through standard design and
construction practices, have incorporated numerous project design features and construction
measures into the project that help to reduce the potential for environmental effects.
Construction will be performed by qualified contractors and contract documents, plans and
specifications and will incorporate stipulations regarding standard City requirements and
acceptable construction practices including, but not limited to, grading and demolition, safety
measures, vehicle operation and maintenance, excavation stability, erosion control, drainage
alteration, groundwater disposal, traffic circulation, public safety, dust control and noise
generation. Further, the project will be designed in accordance with State of California Building
Code and City of Oceanside Code of Ordinance requirements. These measures are included in
Table 2-1, Summary of Standard Project Design Features and Construction, and are referenced
throughout the impact discussions in Section 4.0 of this MND.

Table 2-1
Summary of Standard Project Design Features and Construction

_City.of Oceanside.Planning/Design Review.Process = = SR

* The project will be reviewed by the Planning Commission to ensure that all City-required design parameters are met.
Design parameters include lot sizes, street widths, access improvements, landscape standards, street lights, lighting
requirements, architectural design, etc.

*» The project is required to obtain design review approval by the City and is subject to the City Zoning standards which

regulate building design, mass, bulk, height, etc.

Landform Alterationand/Aesthetics -~~~ =~~~ = T
*  The Oceanside Light Pollution Control Ordinance (Chapter 39) within the City's Code of Ordinance requires that all lighting
use shielded luminaries with glare control to prevent light spillover onto adjacent areas.

A Management Plan will mandate continued maintenance of all landscaping within the proposed development area.

The City of Oceanside will continue to maintain the area proposed for designation as a biological easement area, to be

devoid of trash and other litter, until the Subarea Plan has been approved.

The Storm Water Mitigation Pla ires continued maintenance of the landscaped areas.

¢ Conformance with the Uniform Building Code (UBC) or Califomia Building Code (CBC) design requirements, and other
applicable City ordinances and standards. The project's conformance with standard engineering practices and design
criteria will reduce the effects of seismic groundshaking.

»  Design parameters established by the UBC or CBC should be implemented to reduce potential landslide.

*  An erosion and sediment control plan shall be prepared and submitted for review and approval prior to issuance of grading
permit. The plan shall outiine methods that shall be implemented to control erosion from graded or cleared portions of the
site, including but not limited to straw bales, sandbags, soil binders, diversion fences, desilting basins, etc. The plan shall be
prepared in accordance with the City's Grading Ordinance, the City's Water Quality Ordinance, the latest NPDES Permit,
and to the satisfaction of the City Water Quality Engineer.

¢ Construction shall comply with the City of Oceanside’s Engineers Design and Processing Manual Construction Guidelines
and Requirements.

*  The contractor shall comply with standard engineering practices for erosion control and a qualified soils engineer shall
monitor soil compaction during construction.

o _ Prior to approval of grading improvement plans the applicant shall implement a grading monitoring plan which outlines

=]
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2.0 Project Description

Table 2-1
Summary of Standard Project Design Features and Construction

activities that may affect the Santiago Peak Formation, timing, reporting etc. to the satisfaction of the City.

The applicant shall prepare an erosion and sediment control plan and submit for review and approval to the City prior to the
issuance of grading permits. The plan shall be prepared in compliance with the City's Grading Ordinance, Water Quality
Ordinance, the latest NEDES Permit, and to the satisfaction of the City Water Quality Engineer.

» City of Oceanside Grading ordinance requires that all recommendations in the geotechnical report be incorporated into the

project design. These include:

-A_compaction grouting program shall be implemented and consist of limited removal
(approximately 15 feet) of the upper undocumented fill which_will be replaced as compacted fill. Once replaced,
compaction grouting will oceur to densify the lower remaining portions of the undocumented fill and alluvium that lie
above the dense sandstone formation

*  Any wet soils from the excavations will require aeration and drying to bring them to near optimum moisture content
suitable for compaction. The areal limits for removal include the footprint of the building plus a lateral distance equal to
50 percent of the distance between the bottom of the footing and the base of the removal. The removal limit to the
north side of the building shall extend further, for a minimum distance equal to the depth of removal. Due to the close
proximity of the building to the property lines, and other off-site improvements it may be necessary to provide
temporary shoring to support the excavation in order to accomplish the recommended removal limits beyond the
building perimeter.

The on-site material excavated may be used as fill subject to the review of the geotechnical engineer during grading.
Only material with an Expansion Index of 60 or less shall be used in the upper 8 feet. Prior to filling, the material shall
be moisture conditioned to approximately 2 percent above the optimum moisture content. The material may then be
faid in 8-inch maximum lifts and compacted to at least 90 percent of the maximum dry density, as determined in
accordance with ASTM Test Method D1557. Fill placement shall follow the “Recommended Guide for Placement of
Engineered Fill", provided in Appendix F of the Geotechnical Report.

*  The recommended minimum width of continuous and spread footings is 18 inches and 24 inches respectively.

»  For determination of soil resistance to lateral foundation loading, a passive earth pressure equal to 350 pounds per
square foot per foot of depth may be used for foundations placed firmly against undisturbed compacted ground. The
friction coefficient between the base of the foundation and the supporting soil may be taken as equal to 0.32. Where
the passive soil pressure and the sliding resistance are to be used concurrently, the passive pressure shall be reduced
by 50 percent. These values were not factored for safety.

*  Following the excavation of the footings, the base of the excavations shall be observed by the geotechnical engineer's
representative to verify that the exposed conditions at the bearing level are consistent with those described in the
geotechnical report.

Concrete slabs-on—grade floor systems may be supported on compacted fill prepared as described above. Concrete
slabs shall be of a thickness and with reinforcement consistent for the proposed use, loadings and localized criteria
established by the designer. A minimum floor slab thickness of 4 inches is recommended. The minimum slab
reinforcement shall consist of No. 3 reinforcing bars placed at 18 inches on-center in each direction. Crack control
joints shall be installed with a maximum spacing of 12 feet on-center. The joint depth should extend at least 25 percent
of the concrete slab thickness. If slab areas to be overlain by moisture sensitive floor coverings, or if moisture vapor
transmissions through the slab is detrimental to the proposed usage, it is recommend that the slab be underlain by a
moisture resistant vapor barrier consist of a 10 mil., or thicker PVC film. The seams of the moisture barrier should be
sealed in accord with the manufacturer's recommendations. The moisture barrier should be overain by a layer of
clean, moist, but not wet sand, no less than 2 inches in thickness. To minimize the effects of moisture migration from
the concrete mixture water following curing, concrete should be cured at least 30 days prior to placing floor coverings.
Moisture vapor emission tests should be conducted prior to placement of floor coverings to verify conformance to the
minimum requirements of the flooring manufacturer.

o The effect of concrete shrinkage and temperature effects could result in cracks in concrete slabs which are not
otherwise designed or constructed to attenuate this know characteristic. The potential for slab cracking is affected by
many factors independent of the supporting soil characteristics. The occurrence of cracks can be reduced or

i
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Table 2-1
Summary of Standard Project Design Features and Construction

controlled by limiting the slump of the concrete, proper concrete placement/curing, placement of crack control joints
and proper finishing techniques.

* A positive surface drainage gradient around and beyond the structure and adjoining pavement areas is important for
satisfactory performance of the subgrade soils. Ponding water around the edges of footing and/or pavements, such as
from irrigation planters, or over-imigated lawns, can lead to ground saturation/ weakening of the subgrade, and the
failure of the subgrade to perform properly. A minimum drainage gradient of 5 percent is recommended for unpaved
areas at the perimeter of the structure and should extend for a distance of at least 5 feet.

e  The recommended structural section is as follows
e  Parking Areas: R-value 10, Traffic index 4.5, asphaltic concrete 3 inches, and class Il Aggregate base 8 inches
e Main Drive and Truck Lane: R-value 10, Traffic Index 5.5, Asphaltic concrete 3.5 inches, and Class Il Aggregate

Base 10 inches.

»  The final pavement section recommendation should be prepared after the site grading has been completed and when
further R-value tests have been accomplished to represent finish subgrade. The aggregate base, as well as at least
the upper 6 inches of supporting subgrade, should be compacted to not less than 95 percent of the maximum dry
density as determined by ASTM Test Method D1557./ Further, all pavement materials and paving procedures should
comply with the “Standard Specifications for Public Works Construction”, latest edition, which includes the standard
special provisions provided by the San Diego County Department of Public Works.

* Positive drainage atop and adjacent to pavement edges should be implemented to prevent the ponding of water, which
will otherwise potentially lead to subgrade saturation and the subsequent weakening and pavement failure. Where
heavily landscaped planters are placed adjacent to pavement, it is recommended that a concrete curb separate the
landscaped area and the pavement with the base of the curb extending to a depth at least 3 inches below the
aggregate base of the paved area. This is intended to prevent the lateral intrusion of water from landscaped areas into
base material and thus saturating the subgrade under the pavement.

* Asnoted in Section 3.11 of the geotechnical report the existing Lake Blvd. road section was found in one location to be
3 inches of asphaltic concrete over 6 inches of ‘D.G.” base. Per communications with the City’s geotechnical
consultant, this base does not conform to current City requirements. A new structural section, using Class Il Aggregate
Base, and to the limits specified by the limits specified by the City, will be required. Presuming that the subgrade has a
R=10, and that a local collector street (Traffic index of 6) is assigned by the City, the resulting minimum section is 4

inches of asphaltic concrete over 13.5 inches of Class Il Aggregate Base. ]

| HazardsandHazardousMaterials =~ =~ T T e e

*  The project is required to comply with City Code of Ordinance Chapter 11 (Fire Protection) provides regulations for fire

revention measures including fire sprinklers and landscape restrictions.

_HydrologyandWaterQality ~ -~ T

o Prior o the start of construction, the contractor shall obtain permit coverage from the State Water Resource Control Board
(SWRCB) under the National Pollution Discharge Elimination System General Permit for Storm Water Discharges
Associated with Construction Activity.

* A Storm Water Pollution Prevention Plan (SWPPP) shall be prepared to comply with the permit and include site-specific
detail on erosion and sediment control measures that will be implemented to minimize erosion during construction and
prevent sediment transport from the site. Site-specific measures shall include Best Management Practices (BMPs) to detain
runoff from the construction site and prevent sedimentation to Buena Vista Creek and/or existing adjacent stormwater
conveyance systems.

o  The contractor shall designate a qualified person to inspect and document compliance with the SWPPP. The designated
person shall ensure that sedimentation is limited to within the construction area. Any sedimentation to Buena Vista Creek,
storm drains, or other sensitive resources shall be immediately reported to the City of Oceanside.

e The final Stormwater Management Plan (SWMP), which addresses post-construction urban runoff, shall be approved by the
City of Oceanside prior to construction. Implementation of the SWMP and the SWPPP shall be made part of the
construction contract for the project.

* In accordance with the City of Oceanside Clean Water Program, the applicant shall follow all provisions of the City of
Oceanside Standard Urban Stormwater Management Plan (SUSMP) which protects water quality. The applicant must
complete the required Storm Water Mitigation Plan for City staff review prior to the issuance of any permits by the Public
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Table 2-1
Summary of Standard Project Design Features and Construction

Works Department, Engineering Division. These provisions include incorporation of treatment and source control best

management practices (BMPs) into the project design.

*  The treatment control BMPs chosen by the applicant include (these features shall appear as structures or notes on
final design plans):
e  Private Enclosed Wetland Biofilter Treatment System
¢  Private Subsurface Storage System
e Vegetated Biofilter Swale
e Wet waste-bag dispensers with signage

*  The source control BMPs chosen by the applicant include (these features shall appear as structures or notes on final
design plans);
¢ Storm Drain System Stenciling and Signage

Outdoor Material Storage Areas

Trash Storage Ages

Irrigation Systems and Landscape Design

Dock Areas

¢ Roof Drains

*  According to the City of Oceanside Code of Ordinance Chapter 40 Urban Runoff and Discharge Control, the applicant is
required to provide in perpetuity maintenance to the post-BMPs implemented into the project design.

Transpontationandiraflic S argesm s e e e n e s e s e e

* In accordance with the Califomia Vehicle Code the project applicant shall prepare a traffic control plan for use during
construction. This plan shall outiine flagging procedures and delivery/movement timing so as to avoid peak traffic periods.
The plan shall also outline procedures for notifying the Oceanside Police and Fire Departments of forthcoming lane or
roadway closures. This will allow the Police and Fire Departments to modify emergency response plans and notify other
public service providers or closures. The traffic control plan shall include provisions for allowance of cyclists and pedestrians
along Lake Boulevard. The traffic control plan shall be approved by the City Engineering Department prior to issuance of a

grading permit

INoisez = i e e aa e R

o The project is requ comply with the City of Oceanside Code of Ordinance Chapter 38 (Noise Control).

* In accordance with the City's Noise Ordinance construction activities will be limited to daytime hours of 7:00 a.m. to

_ 6:00p.m. Monday through Friday or from 8:00 a.m. to 4:30 p.m. on Saturdays.

“Public Facilities:and Services -~ = e S s e e L =

*  According to the Oceanside Code of Ordinance Chapters 32B (Impact Fees), 32C (Public Facility Fee Requirements), 32D
(Parkland Dedication and Payment of Fees), and 32E (School Facilities Mitigation), the applicant is required to pay public
facility fees. This provides the funds for additional police, fire, library, general goverment, park, and school services to
serve future growth in the area. Prior to issuance of building permits, the applicant shall be required to pay impact fees at
the rate in effect at the time of building permit issuance as determined by the City Engineer.

*  The project is required to comply with the City of Oceanside Code Chapters 13.3 (requirements to manage solid waste and
recyclable material), 13.39 (designation of adequate space for solid waste and recycling onsite), and 13.16(h) (requirement
to separate all recyclable material from solid waste) and State of California Assembly Bill 939 Solid Waste Management

Diversion Mandates.

O e R e R e
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2.3 DISCRETIONARY ACTIONS

The following discretionary actions are required for the proposed project:
*  Approval of the Development Plan by the City of Oceanside Planning Commission
. Certification of the MND by the Oceanside Planning Commission.

5670-01
2-13

February-September 2008

Lit Jackson Senior Community Project - MND




2.0 Project Description

Other Agency Approvals

Approval of the proposed project may be required by the Regional Water Quality Control Board,
U.S. Army Corps of Engineers, and the California Department of Fish and Game.

Possible federal Clean Water Action, Section 401, Water Quality Certification (granted by San
Diego Regional Water Quality Control Board).

Possible federal Clean Water Act, Section 404, Nationwide Permit (granted by US Army Corps
of Engineers).

Possible California Fish and Game Code, Section 1602, Streambed Alteration Agreement
(granted by California Department of Fish and Game).

5670-01
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SECTION 3.0
FINDINGS

The City finds that the project will not have a significant adverse effect on the environment
based on the results of the Initial Study Environmental Checklist and Discussion of
Environmental Impacts (See Section 4.0). Some potentially significant effects have been
identified and mitigation measures have been incorporated into the project to ensure that these
effects remain at less than significant levels. An MND is therefore, proposed to satisfy the
requirements of CEQA (PRC 210000 et.seq. 14 Cal. Code Regs 15000 et.seq.). This conclusion
is supported by the following:

FINDINGS

L Aesthetics: The project will not have a substantial effect on a scenic vista or substantially
degrade the existing visual quality of the site. See Section 4 item 14.4, Aesthetics for
additional information.

2. Agricultural Resources: As indicated by the San Diego County Important Farmland Map
2002 impacts to agricultural resources will not occur. See Section 4 item 14.2,
Agricultural Resources for additional information.

3 Air Quality: The project will result in air quality impacts related to fugitive dust
emissions during the construction and operational phases of the proposed project.
Mitigation measures have been proposed to reduce impacts to less than significant levels.
See Section 4 item 14.3, Air Quality for more information.

4. Biological Resources: The project has the potential to result in impacts to sensitive
habitats located to the north of the proposed development area. Mitigation has been
proposed in order to reduce potential impacts to less than significant levels. See Section 4
item 14.4, Biological Resources for more information.

5. Cultural Resources: Previously recorded archaeological resources have been identified
within the project boundary. These resources are not considered significant resources.
However, due to the potential to encounter additional archaeological resources during
grading and other construction activities, mitigation measures have been provided to
reduce potential impacts to unknown resources to less than significant. See Section 4
item 14.5, Cultural Resources for more information.

6. Geology and Soils: The project has the potential to result in impacts from lateral
spreading. Recommendations provided in the Geotechnical Investigation prepared for
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Findings

10.

11.

12.

13.

14.

the project have been incorporated as project design features. Through implementation
of the project design features impacts to the proposed structure will be less than
significant. See Section 4 item 14.6, Geology and Soils for more information.

Hazards and Hazardous Materials: The project site does not contain existing hazardous
materials. In addition, the proposed project will incorporate a traffic control plan to
reduce hazardous impacts from interference with emergency response from construction
related road closures. Therefore, impacts will be less than significant. See Section 4 item
14.7, Hazards and Hazardous Materials for more information.

Hydrology and Water Quality: The proposed project has the potential to violate water
quality standards. Implementation of project designed best management practices and the
incorporation of project design features will reduce impacts to less than significant levels.
See Section 4 item 14.8, Hydrology and Water Quality for more information.

Land Use and Planning: The proposed project will not impact land use and planning
issues. See Section 4 item 14.9, Land Use and Planning for more information.

Mineral Resources: The proposed project will not have an impact on mineral resources.
See Section 4 item 14.10, Mineral Resources for more information.

Noise: The project may impact sensitive receptors during construction. Mitigation
measures have been proposed in order to reduce impacts to less than significant levels.
See Section 4 item 14.11, Noise for more information.

Population and Housing: The project may result in an increase of population; however,
the project density is consistent with the City’s General Plan which designates the project
site for urban high density residential land use. The project will not induce growth
through the extension or expansion of major capital infrastructure. See Section 4 item
14.12, Population and Housing for more information.

Public Services: The proposed project will not result in direct impacts to public services.
In addition, implementation of public facility fees will ensure that impacts to public
services will be less than significant. See Section 4 item 14.13, Public Services for more

information.

Recreation: The project is anticipated to increase attendance at local community and
neighborhood parks. However, payment of City required park impact fees will reduce
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15.

16.

17.
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these impacts to less than significant. See Section 4 item 14.14, Recreation for more
information.

Transportation and Traffic: The project will result in a decrease in level of service at the
intersection of Lake Boulevard and Esplanade Street. Incorporation of mitigation
measures to install a traffic signal at this intersection will reduce impacts to less than
significant. See Section 4 item 14.15, Transportation and Traffic for more information.

Utilities and Service Systems: The project will result in an increase to water, sewer, solid
waste, and stormwater service systems; however, compliance with existing state and local
regulations will reduce impacts to less than significant. See Section 4 item 14.16,
Utilities and Service Systems for more information.

Mandatory Findings of Significance: The proposed project will result in less than
significant impacts with implementation of the mitigation measures proposed. See
Section 4 item 14.17, Mandatory Findings of Significance for more information.
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SECTION 4.0
INITIAL STUDY ENVIRONMENTAL CHECKLIST

INITIAL STUDY
City of Oceanside California

1. PROJECT: Lil Jackson Senior Community
2. LEAD AGENCY: City of Oceanside
3. CONTACT PERSON & PHONE: Juliana von Hacht 760.435.3520

4, PROJECT LOCATION: The project site is located along the northern side of Lake
Boulevard at its intersection with Esplanade Street, between College Boulevard and Thunder

Drive.
5. APPLICANT: Southern California Presbyterian Homes
6. GENERAL PLAN DESIGNATION: High Density Residential

7. ZONING: Community Commercial

8. PROJECT DESCRIPTION: The Lil Jackson Senior Community Project will consist of
development of an approximately 5.03-acre parcel along Lake Boulevard into a senior
apartment development. The project site consists of a single parcel which is owned by the
City of Oceanside. The project will necessitate subdivision of the parcel. The City will retain
ownership of the eastern and northern 2.83 acres (Buena Vista Creek, sensitive habitats and a
water easement) and the applicant will obtain ownership of the remaining 2.2 acres-area

propesed-for-development). Of the 2.2 acres to be obtained by the applicant, 1.96 acres

would be developed and_0.24 acres would be designated as biological open space. In
addition. the 2.83 acres of land to remain in City ownership will also be designated as
biological open space. therefore increasing the biological open space to 3.07 acres.

If approved, the proposed project will consist of the development of 80 affordable senior
apartment units within one, three-story building. In addition to the apartment units, the
proposed structure will include a community room, community kitchen, lounge, laundry
room, arts and crafts room, library and computer room, and covered and uncovered patios
(refer to Figure 3, Project Site Plan). An air conditioning system will be provided within the
proposed structure. The building footprint for the senior center will be approximately 22,735
square feet. The structure will have approximate dimensions of 120 feet and 320 feet, with a
maximum height of 42 feet (refer to Figures 4a and 4b, Building Elevations). The proposed
structure will be setback atleast+06-approximately 90 feet from the top of slope bordering
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Buena Vista Creek. The proposed structure will front Lake Boulevard with paved parking
located to the rear and side of the project site. The project proposes to provide a total of 61
41 parking spaces, all of which will be uncovered. The parking areas will be screened from
the public street through landscaping, which include xeroscape landscape materials (refer to
Figure 5, Landscape Plan). The project will also provide recreational facilities such as
outdoor patios, gardens, seating areas, shade structures and barbeques.

A stormwater manhole is located in the south, central portion of the project site. An existing
18-inch storm drain pipe transects the project site in a north/south direction. This storm drain
pipe is currently in poor condition, and therefore, per recommendations of the City Storm
Water Department, the project will result in abandonment of this existing storm drain pipe.
The pipe will be replaced with a 24-inch storm drain pipe per City design standards.
Stormwater runoff generated by the proposed project will surface drain to a private
subsurface storm drain system of inlets and pipes to the proposed 24-inch public storm drain.
The project will provide a private subsurface storage system, a Bie-Clean-Storm-Treat
devisebjoretention treatment system and a vegetated biofilter swale for filtration purposes
prior to discharging into Buena Vista Creek.

Water lines currently transverse the project site in a north/south direction. These lines are
located to the east of the proposed development area. In addition, two sewer manholes are
located on the project site within the development area. The sewer manholes are located just
north of the stormwater manhole. The project will require the extension of existing water and
wastewater lines to connect to the proposed structure.

Access to the site will be provided via a single, full access driveway along Lake Boulevard

across from Esplanade Street. In addition, an emergency access driveway for Fire
Department access has been provided to the east of the main access driveway. The entire

project will be located within a security fence maintained by an electronic access system.
Once constructed, the project will provide age and income restrictions to potential residents.

Offsite improvements proposed by the project include sidewalk, driveway approaches, fire
service access, water service and meter, irrigation service and meter, street lights, installation

of a traffic signal, and street paving and base material._A bus stop would be constructed on
Lake Boulevard, along the northern sidewalk.

The portion of the site that will remain within ownership of the City will temporarily be used
for construction staging as well as temporary stockpiling. Once the project has been
completed, the City’s parcel will remain vacant. It is estimated that the project will result in
approximately 2,600 cubic yards of cut and fill material which will be balanced onsite.

5670-01
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Construction is anticipated to commence in January 2009 and continue until April 2010 at
which point building occupancy will occur. On average, construction will occur Monday
through Friday from 7:00 am to 6:00 pm or on Saturdays from 8:00 am to 4:30 pm. There
will be approximately 5 to 25 construction workers onsite at any given time. Construction
equipment will include dozers, scrapers, front-end loaders, dump trucks, blades, rollers,
welding equipment, cement trucks, cement pumpers, cement booms, scissor-lifts, excavators
for foundations, and cranes for building erection. Concrete and delivery trucks will also be
used. Construction equipment will be used intermittently depending on the construction

phase.

9. SURROUNDING LAND USE(S) & PROJECT SETTING: The project is located in the
City of Oceanside within northern San Diego County, California (refer to Figure I, Regional
Map). The proposed senior community site will be located east of College Avenue, along the
northern side of Lake Boulevard across the street from Esplanade Street (refer to Figure 2,
Vicinity Map). The north side of the property is bounded by Buena Vista Creek, the west side
is bounded by an existing senior housing facility; the south side is bounded by Lake
Boulevard and single- and multi-family residential uses, and the east side is bounded by a
vacant parcel and an assisted living center.

10. OTHER REQUIRED AGENCY APPROVALS: Permits from the Regional Water Quality
Control Board, California Department of Fish and Game and U.S. Army Corps of Engineers

may also be required.

11.  PREVIOUS ENVIRONMENTAL DOCUMENTATION: Due to the project’s use of
federal Community Development Block Grant funds, an Environmental Assessment (EA)
was prepared by the US Department of Housing and Urban Development (HUD) to satisfy
the requirements of the National Environmental Policy Act (NEPA). The EA determined that
a finding of no significant impact was the appropriate level of documentation for the
proposed project. The finding of no significant impact was approved by HUD on November

7, 2005.

12.  CONSULTATION:
The following federal, state, and local agencies may need to be consulted during project

planning:

Oceanside Fire Department

Oceanside Police Department

Oceanside Water Utility Department
Oceanside Storm Water Department
California Department of Fish and Game
U.S. Army Corps of Engineers
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4.0 Initial Study/Environmental Checklist

Regional Water Quality Control Board

13. SUMMARY OF ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The
project will result in potentially significant impacts, all of which can be mitigated, to the
following environmental resources/topics:

[0 Aesthetics [J  Agricultural X Air Quality

XI  Biological Resources X Cultural Resources [ Geological

[0 Hazards [J  water [J Land Use & Planning
[J  Mineral Resources X Noise [0 Population & Housing
[0  Public Services [J  Recreation X Transportation

[  utiities Systems

14. ENVIRONMENTAL CHECKLIST

This section analyzes the potential environmental impacts which may result from the
proposed project. For the evaluation of potential impacts, the questions in the Initial Study
Checklist (Section 2) are stated and answers are provided according to the analysis
undertaken as part of the Initial Study. The analysis considers the project’s short-term
impacts (construction-related), and its operational or day-to-day impacts. For each question,
there are four possible responses. They include:

1. No Impact. Future development arising from the project’s implementation will not
have any measurable environmental impact on the environment and no additional

analysis is required.

2. Less Than Significant Impact. The development associated with project

implementation will have the potential to impact the environment; these impacts,
however, will be less than the levels or thresholds that are considered significant and

no additional analysis is required.

3. Potentially Significant Unless Mitigated. The development will have the potential to
generate impacts which may be considered as a significant effect on the environment,
although mitigation measures or changes to the project’s physical or operational
characteristics can reduce these impacts to levels that are less than significant.

4, Potentially Significant Impact. Future implementation will have impacts that are
considered significant, and additional analysis is required to identify mitigation
measures that could reduce these impacts to less than significant levels.
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e e . Significant | = No
o E e S v Unless s =
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14.1 AESTHETICS. Would the project:
a. Have a substantial adverse effect on a scenic vista? 0 O O X
b. Substantially damage scenic resources, including, but
not limited to trees, rock outcroppings, and historic O a O X
building along a State-designated scenic highway?
Substantially degrade the existing visual character or <
quality of the site and its surroundings? O O n
d. Create a new source of substantial light or glare which
would adversely affect day or nighttime views in the ] O X O
area?

a) Have a substantial adverse effect on a scenic vista? No Impact. The City of Oceanside’s
General Plan does not designate any scenic vistas. Short-term construction-related aesthetic
impacts will consist primarily of grading activities, the presence of construction equipment,
and additional signage and warning markers on roadways. No valuable aesthetic resources
will be destroyed as a result of construction-related activities. These short-term impacts are
temporary and will cease upon project completion.

Additionally, the incorporation of landscape screening will substantially minimize visual
impacts to surrounding areas. Landscape screening includes, but is not limited to, trees and
shrubs throughout the project site, especially along the southern perimeter of the project site
(i.e. along Lake Boulevard). Regardless of the project’s location outside of a scenic vista, the
proposed project will not result in a negative aesthetic impact.

Finally, the project is required to obtain design review approval by the City and is subject to
the City Zoning standards which regulate building design, mass, bulk, height, etc. This
ensures that development will be designed as aesthetically attractive as possible and feasible.

b) Substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a state scenic highway? No Impact. The project
site is not situated within a state scenic highway. No scenic resources, including trees, rock
outcroppings or historic buildings are situated on-site. Impacts are therefore not anticipated.

c) Substantially degrade the existing visual character or quality of the site and its
surroundings? Less Than Significant Impact. Refer to Responses 3.1a and 3.1b, above. It
should also be noted that the project will be located between an existing assisted living
center and retirement apartment homes. Other surrounding land uses include multi-family,
single family and commercial uses. The project will appear as an extension of these existing
uses. Buena Vista Creek is located to the north of the proposed project. Existing vegetation

February-September 2008 5670-01
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along its southern embankment prohibits any views to the creek from surrounding land uses;
therefore, impacts will be less than significant.

d) Create a new source of substantial light or glare which would adversely affect day or
nighttime views in the area? Less Than Significant Impact. The proposed project will
include outdoor security lighting located around the perimeter of the proposed structure and
parking areas. The Oceanside Light Pollution Control Ordinance within the City’s Municipal
Ordinance requires that all lighting use shielded luminaries with glare control to prevent
light spillover onto adjacent areas. The project will incorporate shielding on all fixtures;
therefore, impacts from the proposed security lighting will be less than significant.

14.2 AGRICULTURAL RESOURCES. Would the project.
a. Convert Prime Farmland, Unique Farmland, Farmland of
Statewide Importance as depicted on maps prepared
pursuant to the Farmland Mapping and Monitoring O O L X
Program of the CA Resources Agency?

b. Conflict with existing zoning for agricultural use, or a
Williamson Act Contract? O 0 O X

¢. Involve other changes in the existing environment which,
due to their location or nature, could result in conversion of ] O O X

Farmland, to non-agricultural use ?

a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and
Monitoring Program of the California Resources Agency, to non-agricultural use? No
Impact. According to the San Diego County Important Farmland Map (1998), prepared by
the California Department of Conservation’s Farmland Mapping and Monitoring Program,
the project site is designated as urban and built-up land. No land is designated Prime
Farmland, Unique Farmland, or Farmland of Statewide Importance within the project site or
its surrounding area.

b) Conflict with existing zoning for agricultural use, or a Williamson Act contract? No Impact.
The proposed project is located in an area zoned for urban high density residential uses;
agricultural designations do not occur within the project area and no Williamson Act
contracts apply (California Department of Conservation 2004). Therefore, implementation of
the project will not result in any conflicts with existing zoning for agricultural use or a
Williamson Act Contract. No impacts will occur.

February September 2008 5670-01
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¢) Involve other changes in the existing environment which, due to their location or nature,

could result in conversion of Farmland, to non-agricultural use? No Impact. As previously
stated, the proposed project area is not located within an agricultural area. Thus,
implementation of this project will not result in changes in the environment, which will
result in the conversion of farmland to non-agricultural use. No impacts are anticipated in

this regard.
B 7 Potentiall; '
St .| Potentially - SIgnlﬂ'cé'n{: Leas than N
e, i| Significant | ynless | Slanificant &
o Impact “Mit impact Impact

14.3 AIR QUALITY. Would the project: ' ' '
a. Conflict with or obstruct implementation of the applicable

air quality plan? 0 O X O
b. Violate an air quality standard or contribute to an existing

or projected air quality violation? O X O O
¢. Result in a cumulatively considerable net increase of any

criteria pollutant for which the project region is non-

attainment under the applicable federal or state ambient ] X O O

air quality standard (including releasing emissions which

exceed quantitative thresholds for ozone precursors)?
d. Expose sensitive receptors to substantial poliutant

concentrations? O 0 O O
e. Create objectionable odors affecting a substantial number

of people? o O X a

a) Conflict with or obstruct implementation of the applicable air quality plan? Less Than

February September 2008
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b)

Significant Impact. The project site is located within the San Diego Air Basin, which is
governed by the San Diego Air Pollution Control Board. A consistency determination is
made in local agency project review by comparing local planning projects to the Regional
Air Quality Strategy (RAQS) in several ways. It fulfills the CEQA goal of fully informing
local agency decision makers of the environmental costs of the project under consideration at
a stage early enough to ensure that air quality concerns are addressed. Only new or amended
General Plan elements, Specific Plans and significantly unique projects need to undergo
consistency review due to the RAQS being based on projections from local General Plans.
Therefore, projects that are consistent with the local General Plan are considered consistent
with the air quality-related regional plan. The proposed project will be consistent with
SANDAG growth forecasts and all applicable emissions control measures identified within
the RAQS. Therefore, the proposed project will not conflict or obstruct implementation of
the RAQS/State Implementation Plan; impacts will be less than significant.

Violate any air quality standard or contribute substantially to an existing or projected air
quality violation? Potentially Significant Unless Mitigated. The following discussion is

5670-01
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based on the July 2007 Air Quality Impact Analysis prepared by Dudek. This report is
included as Appendix A to this MND.

The construction and operations significance thresholds, as applicable to the proposed
project, are discussed below.

CONSTRUCTION EMISSIONS

Emissions from the construction phase of the project were estimated through the use of
emission factors from the URBEMIS 2007 model (see Appendix A of the Air Quality Impact

Analysis).

The project will involve three construction phases: (1) site preparation/grading, (2) building
construction/architectural coating, and (3) paving. The project is estimated to require 15
months to complete construction. It was assumed that heavy construction equipment will be
operating at the site eight hours per day, six days per week during project construction. Table
4-1, Estimated Maximum Daily Construction Emissions, provides a summary of the emission
estimates for the construction phase of the proposed project.

Table 4-1
Estimated maximum daily construction emissions (Ibs/day)

S e e | vl o [ e [
Year 2009
Grading & Building Construction 3.22 26.52 2044 0.02 15.13
Significance Criteria 137 250 550 250 100
Significant? no no no no no
Year 2010
Building Construction, 208.30 12.28 19.23 0.02 219
Architectural Paints/Coating &
Asphalting
Significance Criteria 137 250 550 250 100
Significant? yes no no no no

Source: Dudek, July 2007.

February-Seplember 2008
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Implementation of the proposed project will generate construction-related air pollutant
emissions from three general activity categories: entrained dust, vehicle emissions and the
application of architectural coatings. Entrained dust results from the exposure of earth
surfaces to wind from the direct disturbance and movement of soil, resulting in PM;,
emissions. Vehicle exhaust results from internal combustion engines used by construction
equipment/vehicles which results in emissions of ROC, NO,, CO and PM;;. Application of

5670-01
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architectural coatings results in over spraying which results in emissions of volatile organic
compounds (VOCs) which are considered a subset of reactive organic compounds (ROC)in
the URBEMIS model.

While the San Diego APCD has not established threshold levels for fugitive dust emissions
(PMio) the non-major stationary source “trigger” level of 137 pounds per day has been
applied for analysis purposes. The table above indicates that the PM;, emissions associated
with the grading and building construction does not exceed any threshold levels. Proposed
grading may result in potential soiling nuisance due to the generation of larger dust particles
(>10 microns) that could settle on nearby surfaces such as parked cars, landscaping, pools,
and outdoor furniture. The deposition distance for the largest particles is typically less than
100 feet from the source. Off-site propagation can occur under strong wind conditions, but
such events are seldom in comparison to the typical construction period. Smaller dust
particles (<10 microns) could affect adjacent off-site single and multi-family residences
and/or users of the adjacent senior housing facility, particularly during on-site grading
operations. Due to the limited duration of grading and relative distance from any sensitive
receptors, such potential nuisance effects will not be considered a public health hazard.

Equipment exhaust will be released during project construction activities from mobile
sources during site preparation. On-site, diesel-powered construction equipment will create
gaseous and particulate tailpipe emissions that are not regulated by smog control rules such
as applicable to on-road sources. In addition, vehicle travel related to workers arrival and
departure as well as material deliveries will generate additional emissions.

As shown in Table 4-1, Estimated Maximum Daily Construction Emissions, pollutants
generated from equipment exhaust construction-related vehicular travel (ROC, NO,, CO,
SOx and PM;) will all fall below significance thresholds during construction year 2009. The
maximum construction-generated ROC emissions of 208.3 pounds per day are anticipated to
be associated with project construction in 2010, which exceeds the ROC threshold of 137
pounds per day. The total ROC emissions projected by the URBEMIS program accounted
for emissions from construction-related equipment and VOCs (which are found in
architectural paints and coatings. Although emissions from ROC/VOC will be considered
potentially significant, implementation of Mitigation Measures AQ-1 and AQ-2 below will
reduce construction related equipment emission to less than significant levels. In addition,
mitigation measures AQ-3 and AQ-4 will reduce impacts from architectural paints and

coatings to less than significant.

In order to mitigate fugitive dust emissions (from ROC) to less than significant, the
following mitigation measures are provided:

5670-01
4-9
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Mitigation Measures

AQ-1 Dust Control. Dust generated by the development activities shall be keptto a
minimum with a goal of retaining dust on the site. Construction contractors shall
comply with the following requirements throughout grading and construction.

* During construction, water trucks or sprinkler systems shall be used to keep
all areas of vehicle movement damp enough to control dust from leaving the
site. At a minimum, this shall include wetting down such areas in the late
moming and after work is completed for the day. Increased water frequency
shall be required whenever wind speed exceeds 15 miles per hour.

e The amount of disturbed area shall be minimized.
* Onsite vehicle speeds shall be limited to 15 mph or less.

e Gravel pads shall be installed at all access points to individual construction
sites to prevent tracking of mud onto driveways or public roads.

* Soil stockpiled and not worked for more than two days shall be covered, kept
moist, or treated with soil binders to prevent dust generation. Trucks
transporting material to or from the site shall be tarped.

* After clearing, grading, earth moving, or excavation is completed, disturbed
areas not worked for more than 14 days shall be treated by watering or
revegetating, or spreading of soil binders until the area is paved or otherwise
developed so that dust generation will not occur.

¢ The construction contractor or applicant shall designate a person or persons
to monitor the dust control program and to order increased watering, as
necessary, to prevent transport of dust offsite. The designee(s)’ duties shall
include being accessible by phone on holiday and weekend periods when
work may not be in progress. The name and telephone number of the
designee(s) shall be provided to the SDAPCD prior to land use clearance for
finish grading.

e Prior to land use clearance, the dust control requirements shall be shown on
grading and building plans.

AQ-2 Ozone Precursor Control. Construction contractors shall adhere to the
following requirements during project grading and construction to reduce
emissions of ozone precursors and particulate emissions from diesel exhaust
(classified as carcinogenic by the State of California).

$670-01
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¢ Heavy-duty diesel-powered construction equipment manufactured after 1996
(with federally mandated “clean” diesel engines) shall be utilized.

¢ The engine size of construction equipment shall be the minimum practical
size.

 The number of pieces of construction equipment operating simultaneously
shall be minimized through efficient management practices to ensure that the
smallest practical number is operating at any one time.

¢ Construction equipinent shall be properly maintained per the manufacturer’s
specifications.

* Catalytic converters shall be installed on gasoline-powered equipment.
¢ Diesel catalytic converters shall be installed.

¢ Small diesel powered equipment shall be replaced by electric equipment
whenever feasible.

* Construction worker trips shall be minimized by promoting carpooling.

AQ-3 The applicant shall follow the Department of Toxic Substances Control’s interim
Guidance for Lead-Based Paint.

AQ-4 Low volatile organic compound architectural coatings shall be used whenever
feasible.

LONG-TERM OPERATIONAL EMISSIONS

Long-term air quality impacts consist of mobile source emissions generated from
project-related traffic and stationary source emissions generated from space heating and
cooling, water heating and consumer products.

The proposed project will impact air quality through the vehicular traffic generated by
project residents, visitors and employees. According to the project’s traffic analysis (LLG
2007), total project-generated daily traffic is estimated to be 320 trips per day. The 320 trips
were used in the URBEMIS model, however, the proposed apartment homes will be age and
income restricted and therefore trip generation rates are likely to be overstated. The
URBEMIS 2007 model (Version 9.2.0) was utilized to estimate daily emissions from
proposed vehicular and project area sources (including natural gas, appliances, fireplaces,
gas-powered landscape maintenance equipment, aerosols, and other consumer products). The
peak daily emission predicted for both the summer and winter season in the project’s first
full year of operation (2010) are summarized below in Table 4-2, Estimated Maximum Daily
Operational Emissions. As shown in Table 4-2, the projected operational emissions from

$670-01
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both area source and vehicular emissions are substantially below the recommended
significance criteria for all pollutants. Therefore, impacts will be less than significant.

Table 4-2
Estimated Maximum Daily Operational Emissions (Ibs/day)

| roc | wox co | sox [ pw
Summer 2010
Area Source 5.93 1.05 575 0.00 0.02
Emissions*
Operational 246 220 20.91 0.01 254
Emissions*

To T | 8y 325 | 2666 | o001 255
Significance Criteria 137 250 550 250 100
Significant? no no no no no
Winter 2010
Area Source 21.22 294 85.21 0.26 13.61
Emissions*

Vehicular Emissions* 2.02 3.22 0.01 244

TORE T AR a4 (R BE TN R0y [ 1605
Significance Criteria 137 250 250 100
Significant? no no no no no

*Note: Measurements are listed without implementation of mitigation measures.
Source: Dudek, July 2007.

) Result in a cumulatively considerable net increase of any criteria pollutant for which the
project region is non-attainment under an applicable federal or state ambient air quality
standard (including releasing emissions which exceed quantitative thresholds for ozone
precursors)? Potentially Significant Unless Mitigated. The San Diego Air Basin is
classified by the Federal government as a non-attainment region for PMy. It is estimated that
construction grading and demolition dust accounts for 30 percent of all PM;, emissions in
the San Diego Air Basin. Road dust (on both paved and unpaved roads) from sources such as
vehicle tire wear, accounts for as much as 47 percent of all PM;, emissions. Although the
project-specific impacts related to PM;o during construction are considered less than
significant, the cumulative impact from simultaneous construction within the air basin is a
major contributor to the overall pollution burden, specifically for PM;,. Such cumulative
impacts can be feasibly mitigated if dust control measures are implemented (refer to
Mitigation Measures AQ-1 and AQ-2).

The San Diego Air Basin is also a non-attainment basin for ozone. Therefore, ozone

precursor emissions (ROC and NOx) have the potential to contribute to significant
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cumulative impacts even if individual thresholds are not exceeded. Reasonably available
control measures for equipment exhaust emissions shall, therefore, be adopted. Cumulative
air quality impacts related to construction emissions are, therefore, considered potentially
significant but mitigable. Mitigation measures AQ-3 and AQ-4 will reduce cumulative
impacts to less than significant levels. No additional impacts or mitigation measures will

result.

d) Expose sensitive receptors to substantial pollutant concentrations? Potentially Significant
Unless Mitigated. Refer to response to Section 14.3 item b, above. Solvents are considered
one of the key ingredients contributing to ozone formation. Solvents are commonly referred
to as volatile organic compounds (VOCs) which are a subset of reactive organic compounds
(ROC). VOC:s are found in architectural and industrial paints. Many interior and exterior
paints contain high levels of VOCs to help expedite drying. VOCs emit smog-forming
chemicals into the air that are a major contributor to ground-level ozone pollution. Lower
VOC paints preserve both indoor and outdoor air quality and reduce the incidence of eye or
respiratory irritation from exposure to VOC fumes. As shown in Table 4-1, Estimated
Maximum Daily Construction Emissions, maximum construction-generated ROC emissions
0f208.3 pounds per day are anticipated to exceed the threshold of 137 pounds per day. This
exceedence is considered to be a significant impact unless mitigated (see Mitigation
Measures AQ-1 and AQ-2). Since ROC emissions are mainly associated with the application
of architectural coatings (i.e. paint), which are anticipated to occur in 2010, emissions are not
expected to exceed the threshold in 2009.

Projects involving traffic impacts may still result in the formation of CO hot spots. Although
the San Diego Air Basin is currently an attainment area for CO, exhaust emissions can
potentially cause a direct, localized “hotspot” impact at or near the proposed development.
CO is a product of incomplete combustion of fossil fuel, is heavier than air and is emitted
directly out of a vehicle exhaust pipe. The optimum conditions for a CO hotspot is cool and
calm weather (a stable reduced air mixing layer) at a congested major roadway intersection
where vehicles are either idling or moving at a stop-and-go pace. Sensitive receptors (i.e.
pedestrians, homes, school, etc.) also must be nearby.

CO hot spots are typically evaluated when all of the following parameters apply: (1) the level
of service (LOS) of an intersection or roadway decreases to a LOS E or worse; (2)
signalization and/or channelization is added to an intersection; and (3) sensitive receptors
such as residences, commercial developments, schools, and hospitals are located in the
vicinity of the affected intersection or roadway segment. To verify that the project will not
cause or contribute to a violation of the CO standard, a screening evaluation of the potential
for CO hot spots was conducted. The project’s Traffic Impact Analysis Report evaluated
whether or not there will be a decrease in the LOS at the roadways and/or intersections

5670-01
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affected by the project. According to the Traffic Impact Analysis (Linscott, Law &
Greenspan, 2007) one project intersection will operate at LOS E or below under both the
near term existing + cumulative and existing + cumulative + project scenarios. The Traffic
Impact Analysis recommends the installation of a traffic signal at this intersection to improve
the LOS to C during the PM peak hour. Finally, the proximity of residences and pedestrian
traffic along Lake Boulevard will place sensitive receptors within proximity to the congested
intersection. In summary, because only two of the three CO Hot Spot criteria are met,a CO
Hot Spot analysis is not warranted. CO Hot Spots are therefore not assumed to occur with

project implementation.

Create objectionable odors affecting a substantial number of people? Less Than Significant
Impact. The proposed project will not create objectionable odors affecting a substantial

number of people.

During the construction period, the potential odors associated with the proposed project will
result from the application of asphalt, from diesel and gas fumes, and from the application of
paint. Due to the temporary nature of construction odors associated with project construction
will be considered adverse, but less than significant due to their temporary nature.

During the operational phase of the proposed project, anticipated odors will be generated
from cooking facilities, landscape/building maintenance and resident/employee/visitor
vehicle exhaust. In general, these odors are not considered to create a significant nuisance
and it is not likely that these odors will be noticeably detectable to surrounding receptors.
Long-term operational impacts associated with project-generated odors will be considered

less than significant.

14.4 BIOLOGICAL RESOURCES. Would the project.

a. Have a substantial adverse effect, either directly or
through habitat modifications, on any species identified as

acandidate, sensitive, or special status species in local or O X ] O
regional plans, policies, or regulations, or by CDFG and
Game or the
b. Have a substantial adverse effect on any riparian habitat
or other sensitive natural community identified in local or | X O |

regional plans, policies, regulations or COFG or USFWS?

¢. Have a substantial adverse effect on federally protected
wetlands as defined by Section 404 of the Clean Water Act
(including, but not limited to, marsh, vernal pool, coastal, d X O |
efc.) through direct removal, filling, hydrological
interruption, or other means?

Februery September 2008
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Potentially _:an

smhlﬂcant
~ Unless
CERee i ; : Mt
d. Interfere substantlally wuth the movement of any native
resident or migratory fish or wildlife species or with 0 m

established native resident or migratory wildlife corridors,
or impede the use of native wildlife nursery sites?

e. Conflict with any local policies or ordinances protecting
biological resources, such as tree preservation | [l O X

policy/ordinance?
f.  Conflict with the provisions of an adopted Habitat

Conservation Plan, Natural Community Conservation Plan,
or other approved local, regional, or state habitat O X O 0
conservation plan?

a) Have a substantial adverse effect, either directly or through habitat modifications, on any
species identified as a candidate, sensitive, or special status species in local or regional
plans, policies, or regulations, or by the California Department of Fish and Game or the
USFWS? Potentially Significant Unless Mitigated. A Biological Letter Report was prepared
for the proposed project by Everett and Associates in February 2008. This report is included
as Appendix B-1 to this MND. The Biological Resources Letter Report states that no listed
or rare species were detected or are considered likely to occur within the project site.
Habitats on the project site, aside from the disturbed area mainly proposed for project
construction, consist of disturbed southern willow scrub and a small area of southern mixed
chaparral (refer to Figure 6, Biological Resources Map). A habitat assessment also indicated
that the site and adjacent areas are not suitable for occupation by the federally listed
threatened coastal California gnatcatcher (Polioptila californica californica).

The proposed project will minimize impacts to sensitive habitats by: 1) incorporation of the 50-foot

biological buffer ( from edge of wetlands) and an additional 50-foot planning buffer (measured from
edge of biological buffer). No construction or project components would be located within the

biological buffer; 2) placing the majority of the sensitive habitats in a dedicated Biological-Open
Space-Easementopen space; and 23) require that construction personnel avoid unidentified impacts
to sensitive areas during construction. There are two existing utility easements that transverse the
project site and Buena Vista Creek to the north; these easements will remain and will be referenced
into the terms of the Bbiological Oopen Sspace-Easement. Impacts to sensitive native habitats are
summarized in Table 4-3, Biological Resource Impacts.

February September 2008 5670-01
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Table 4-3

Biological Resource Impacts

Plant Community

Acreage On-Site.

ImjFacted

Habitat Acreage

© - ‘Acreage

Preserved
* On:Site

Disturbed Habitat

3.26

22195

4.061.31

Southern Mixed Chaparral

0.45

0

045

Southern Willow Scrub (degraded)

1.32

0.01

1.31

Total

5.03

2:211.96

282307

Source: Everett & Associates 2008 with revisions by Dudek

The majority of project impacts will be limited to disturbed areas (which is not habitat of
sensitive wildlife or plant species). Approximately 0.01 acre of degraded southern willow
scrub will be impacted due to the replacement of the storm drain pipe. According to the
February 2008 Everett & Associates Biological Letter Report, 0.01 acre of impact to
degraded southem willow scrub will result in a significant impact. Implementation of
mitigation measures provided below would reduce impacts to southern willow scrub to less
than significant levels.

Mitigation Measures

BIO-1In order to mitigate the impact to southern willow scrub, all permits and
authorizations from regulatory agencies for impacts to jurisdictional resources shall
be obtained prior to the issuance of grading permits for the project. Implementation
of all conditions and requirements in the permit/authorization shall be implemented

by the project. Compensation for the loss of southem willow scrub will be

negotiated and approved through the permitting process and would include one of the

followingoptions HOV FHO-SiHat-ve-mtigateavy-one-ot-thefo
measures{Everett 200%);

a. To mitigate impacts to the six small willows, a total of 12 willows will be
planted elsewhere on the site within southern willow scrub habitat, in an area
currently inhabited by invasive non-native plant species. This alternative will
require preparation of a Revegetation Plan including requirements for
monitoring and reporting to ensure success of the plantings—;

b. An area of 0.02 acres (852 square feet) of disturbed southern willow scrub
Habitat within the drainage on-site will be identified, have invasive non-
native plant species removed, and be maintained free of invasives for a
period of five years. This alternative will require monitoring and reporting; or

5670-01
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A financial contribution will be made to the Mission Resource Conservation
District to aid in their efforts of wetland enhancement and restoration within

the Buena Vista Creek watershed. If this option is approved during the
permitting process and implemented, the District shall provide written

guarantee that wetland enhancement/restoration efforts will be implemented

on or in the vicinity of the project site.

In order to avoid potential direct or indirect impacts on any species identified as a candidate,
sensitive, or special status species in local or regional plans, policies, or regulations, or by
the California Department of Fish and Game (CDFG) or U.S. Fish and Wildlife Service
(USFWS) the following mitigation is provided (City of Oceanside 2008).

BIO-2 The following mitigation measures shall be implemented to prevent both direct and
indirect impacts and are consistent with the City’s Subarea Plan. For an in-depth
discussion regarding the project’s relationship with the Subarea Plan, see Section

14.4.f.

a.

ember 2008

All mitigation measures identified in this MND shall be complied with as
stated in the Mitigation Monitoring and Reporting Program.

A qualified biologist shall be retained by the applicant to review the final
grading plans, access routes and staging areas, monitor all aspects of
construction, educate contractors about the biological sensitivities associated
with the area and ensure compliance with mitigation measures.

The qualified biologist shall conduct a training session for all project
personnel prior to any grading/construction activities. At a minimum the
training shall include a description of the target species of concem, its
habitats, the general provisions of the Endangered Species Act (Act) and the
Multiple Habitat Conservation Program (MHCP), the need to adhere to the
provision of the Act and the MHCP, the penalties associated with violating
the provisions of the Act, the general measures that are being implemented to
conserve the target species of concern as they relate to the project, any
provisions for wildlife movement, and the access routes to and project site
boundaries within which the project activities must be accomplished.

A water pollution and erosion control plan shall be developed that describes
sediment and hazardous materials control, dewatering or diversion structures,
fueling and equipment management practices and other factors as deemed
necessary. Erosion control measures shall be monitored on a regularly
scheduled basis, particularly during times of rainfall. Corrective measures
shall be implemented in the event erosion control strategies are inadequate.

5670-01
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Fabruary September, 2008

Sediment/erosion control measures shall be continued at the project site until
such time as the revegetation efforts are successful at soil stabilization.

The footprint of habitat disturbance shall be minimized to the maximum
extent feasible. Access to sites shall be via pre-existing access routes to the
greatest extent possible.

Placement of equipment and personnel within environmentally sensitive
habitat areas, stream channels or on sand and gravel bars, banks and adjacent
upland habitats used by target species of concemn shall be avoided. Activities
that can not be conducted without placing equipment or personnel in
sensitive habitats shall be timed to avoid the breeding season of the target
species of concern.

Equipment storage, fueling and staging areas shall be located to minimize
risks of direct drainage into riparian areas or other environmentally sensitive
habitats. These designated areas shall be located in such a manner as to
prevent runoff from entering sensitive habitats. All necessary precautions
shall be taken to prevent the release of cement or other toxic substances into
surface waters. All project related spills of hazardous materials shall be
reported to appropriate entities including but not limited to the City of
Oceanside, USFWS, and CDFG, State Water Quality Control Board
(SWQCB) and shall be cleaned up immediately and contaminated soils
removed to approved disposal areas.

Erodible fill material shall not be deposited into water courses. Brush, loose
soils, or other similar debris material shall not be stockpiled within the

stream channel or on its banks.

Stockpiling of materials and other aspects of construction staging shall be
limited to disturbed areas without native vegetation, areas to be impacted by
project development or in non sensitive habitats.

"No-fueling zones" shall be established within a minimum of 10 meters (33
feet) from all drainages and fire sensitive areas.

Scheduling of construction activities shall minimize potential impacts to
biological resources. Construction adjacent to drainages shall occur during
periods of minimum flow (i.e. summer through first rain of fall) to avoid
excessive sedimentation and erosion and to avoid impacts to drainage
dependent species. Construction near riparian areas or other sensitive habitats
shall be scheduled to avoid the breeding season (March through September)
and potential impacts to breeding bird species.
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Human and pet access to preserve areas shall be limited to designated trails
by use of natural vegetation, topography, signs and limited fencing.

Artificial lighting adjacent to the preserve area shall be eliminated except
where essential for roadway, facility use and safety and security purposes.
Where use of artificial lighting is necessary it shall be limited to low-pressure
sodium sources. Use of low voltage outdoor or trail lighting, spotlights or
bug lights is prohibited. All light sources shall be shielded so that lighting is
focused downward to restrict any light spillover onto sensitive habitat. Use of
night lighting. if necessary, shall be the lowest illumination necessary and

directed away from sensitive habitat.

The qualified biologist shall monitor construction activities throughout the
duration of the project to ensure that all practicable measures are being
employed to avoid incidental disturbance of habitat and any target species of
concemn outside the project footprint.

Construction monitoring reports shall be completed and provided to the City
of Oceanside, USFWS and CDFG summarizing how the project is in
compliance with applicable conditions. The project biologist shall be
empowered to halt work activity if necessary and to confer with staff from
the City of Oceanside, USFWS and CDFG to ensure the proper
implementation of species and habitat protection measures.

The removal of native vegetation shall be avoided and minimized to the
maximum extent practicable. Temporary impacts shall be returned to pre-
existing contours and revegetated with appropriate native species. All
revegetation plans shall be prepared and implemented consistent with
Appendix C of the MHCP (Revegetation Guidelines of the Final MHCP Plan
- Volume II) and shall require written concurrence of the USFWS and

CDFG.

To avoid attracting predators of the target species of concemn, the project site
shall be kept clean of debris as possible. All food related trash items shall be
enclosed in sealed containers and regularly removed from the site. Pets of
project personnel shall not be allowed on site where they may come in
contact with any listed species.

Construction employees shall strictly limit their activities, vehicles,
equipment, and construction materials to the proposed footprint and
designated staging areas and routes of travel. The construction area(s) shall
be the minimal area necessary to complete the project and shall be specified
in the construction plans. Construction limits shall be fenced with orange
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snow screen. Exclusion fencing shall be maintained until the completion of
all construction activities. All employees shall be instructed that their
activities are restricted to the construction areas.

r. Any habitat destroyed that is not in the identified project footprint shall be
disclosed immediately to the City of Oceanside, USFWS and CDFG and
shall be compensated at a minimum ratio of 5:1.

s. If dead or injured listed species are located, initial notification must be made
within three working days, in writing to the USFWS Division of Law
Enforcement in Torrance California and by telephone and in writing to the
applicable jurisdiction, Carlsbad Field Office of the USFWS, and CDFG.

t. The City of Oceanside shall have the right to access and inspect any sites of
approved projects including any restoration/enhancement area for compliance
with project conditions and BMPs. The USFWS and CDFG may accompany
the City representatives on this inspection.

u Any planting stock to be brought onto the site for landscaping or ecological
restoration shall be first inspected by a qualified pest inspector to ensure it is
free of pest species that could invade natural areas, including but not limited
to Argentine ants, fire ants, and other insect pests. Any planting sock found
to be infested with such pests shall not be allowed on the project site or
within 300 ft of natural habitats. The stock shall be quarantined, treated or
disposed of according to best management principles by qualified experts in a
manner that precludes invasions into natural habitats.

v. All mitigation sites shall be conserved through conservation easement, and
proof of recordation shall be provided to the City of Oceanside prior to land

disturbance.

w. Use of retaining walls shall be minimized. Development on the site shall be
configured to existing topography to minimize grading and landform
alteration.

BIO-3 In order to prevent future indirect impacts (edge effects) to sensitive habitats, a
barrier shall be constructed along the eastern property boundary and at the top of the
slope along the northern property boundary. This impermeable barrier (a six-foot tall,
four-inch narrowly spaced wrought iron fence), with the biological buffers provided,
will provide adequate protection to the native habitats located on and adjacent to the
site. This type of fence will prevent domestic predators from encroaching into the

preserved creek area.
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BIO-4 In accordance with the City’s Subarea Plan. a restoration plan shall be prepared and
implemented that describes the portions of the biological buffer to be restored, the
revegetation specifications, the performance standards, and the maintenance and
monitoring requirements. This plan will also include a long-term management and

monitoring program as appropriate. The Restoration Plan shall be reviewed and

approved by the City and the wildlife agencies prior to issuance of a grading permit.
BIO-S In order to ensure the long-term biological value of avoided resources on the project

site, the avoided riparian habitat and the 50-foot-wide biological buffer will be

designated as biological open space and legally protected through one of the

following mechanisms:

a. The City of Oceanside shall maintain ownership of the entire biological open

space area and the area shall be designated as open space through a deed

restriction, open space lot establishment, or other mechanism. The City shall

manage this land in perpetuity consistent with the other City-owned lands
managed under the City’s Subarea Plan; or

b. A conservation easement shall be established over the biolo gical open space

area. The conservation easement shall be held by a qualified land

management entity with the Wildlife Agencies as third party beneficiaries.
The land management entity shall have the funding to implement long-term
management and monitoring of the open space.

b) Have a substantial adverse effect on any riparian habitat or other sensitive natural
community identified in local or regional plans, policies, regulations or by the California
Department of Fish and Game (CDFG) or U.S. Fish and Wildlife Service? Potentially
Significant Unless Mitigated. Refer to response to item 14.4.a and Table 4-3, Biological
Resource Impacts, above. Replacement of the storm drain pipe will result in impacts to 0.01
acre of disturbed wetland resources (degraded southern willow scrub). According to the
February 2008 Everett & Associates Biological Letter Report prepared for the proposed
project, impacts to 0.01 acre of degraded southern willow scrub will result in a significant
impact, therefore, the City has determined that mitigation is required to reduce this impact to
a less than significant level; refer to mitigation measures BIO-1, BIO-2, and-BIO-3, BIO-4,

and BIO-5.

Along the western portion of the creek, north of the area proposed for construction, a 50-
foot-wide biological buffer has been incorporated into the proposed proiect site planthe

impaet-area-is-50-linearfeet. This area, containing mestly-southern mixed
disturbed habitat, provides a primary biological buffer for the wetland habitat onsite. Along
the eastern portion of the site the buffer area averages over 200 feet. The vast majority of
wetland habitat is located at the base of the slope, and is thus additionally isolated from noise

chaparral_and
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and other potential edge effects. However, future indirect impacts may result from
implementation of the proposed project. Therefore, impacts are considered potentially
significant unless mitigated. Incorporation of Mitigation Measures BIO-2, -aad-BIO-3 . BIO-
4, and BIO-5 will reduce potential indirect impacts to less than significant.

¢) Have a substantial adverse effect on federally protected wetlands as defined by Section 404
of the Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, etc.)
through direct removal, filling, hydrological interruption, or other means? Potentially
Significant Unless Mitigated. Refer to response to items 14.4.a and 14.4.b above. As shown
above in Table 4-3, Biological Resource Impacts, impacts to sensitive wetland habitats will
consist 0f 0.01 acre of degraded southern willow scrub. This impact is significant and will

therefore;-be mitigated below a level of significance through the implementation of ¢see

BIO-1 through BIO-53).

d) Interfere substantially with the movement of any native resident or migratory fish or wildlife
species or with established native resident or migratory wildlife corridors, or impede the use
of native wildlife nursery sites? No Impact. As indicated in the February 2008 Everett &
Associates Biological Report Letter, project implementation will not interfere with the
movement of any native resident or migratory fish or wildlife species, with established
native resident or migratory wildlife corridors, or impede the use of native wildlife nursery
sites, as none exist within the project area (Everett 2008).

e) Conflict with any local policies or ordinances protecting biological resources, such as tree
preservation policy/ordinance? No Impact. The City of Oceanside does not have any local
policies or ordinances to protect biological resources of local concern; therefore, the
proposed project will not have any adverse impacts on locally protected biological resources.

f) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or state habitat conservation plan?
Potentially Significant Unless Mitigated. The City of Oceanside is located within the North
San Diego County MHCP. The MHCP encompasses the cities of Carlsbad, Encinitas,
Escondido, Oceanside, San Marcos, Solana Beach, and Vista. Its goal is to conserve
approximately 19,000 acres of habitat, of which roughly 8,800 acres (46 percent) are already
in public ownership and contribute toward the habitat preserve system for the protection of
more than 80 rare, threatened, or endangered species.

The MHCP Subregional Plan and Final Environmental Impact Statement / Environmental
Impact Report were adopted and certified by the SANDAG Board of Directors on March 28,
2003. Subarea plans for the cities are being prepared and must be adopted by each City Council
and implementing agreements with the California Department of Fish and Game and U.S. Fish
and Wildlife Service must be signed before “incidental take” permits can be issued
(www.sandag.org, accessed August 9, 2007). The City of Oceanside released a public review
draft of the Oceanside Subarea Plan. The Subarea Plan has yet to be finalized and approved by
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the City Council; incidental take authority has therefore not been transferred to the City from
the CDFG and USFWS. Although the City, and project site, are not located within an approved
habitat conservation plan or natural community conservation plan area, the project’s
relationship to the City’s draft Subarea Plan is analyzed to ensure that approval of the project
will not preclude adoption or implementation of a regional habitat conservation plan or natural

community conservation plan.

Figure 4-1 of the Oceanside Subarea Plan identifies the areas within the City that are
envisioned to provide natural community conservation or require special considerations of
habitat modification due to preserve planning parameters (i.e., wildlife corridor establishment)
envisioned by the Subarea Plan. The project site is not located within the Pre-approved
Mitigation Area, Wildlife Corridor Planning Zone, an existing conservation bank or either of
the Offsite Mitigation Zones. Therefore conservation envisioned within these specific areas
will not be precluded by approval of the proposed project.

Aside from the project’s location within specific areas in the City envisioned to support future
conservation, the project must also be reviewed against the narrow endemic and no net loss of
wetlands policies to ensure that conservation assumed via these policies will not be precluded
as aresult of project approval. The narrow endemic species policy states that no more than 20
percent gross loss of narrow endemics shall occur in areas outside of the preserve planning
areas (the project is not located within a preserve planning area). The project does not support
habitat for the narrow endemic planning species identified in the Subarea Plan. The project will
be located adjacent to the southern bank of Buena Vista Creek, and will result in impacts to
wetland communities-. Due to the no net loss policy the impacts to 0.01 acre of southern
willow scrub is considered a significant impact; therefore mitigation has been provided (see
BIO-1 through BIO-53). Implementation of mitigation measure BIO-1 through BIO-53 would
reduce impacts to southern willow scrub and therefore, ensure that the project is consistent with
the Subarea Plan’s no net loss of wetlands policy. Further, the project is proposing a 100-foot
buffer from the edge of the riparian habitat associated with Buena Vista Creek; therefore the
project will be consistent with the Subarea Plan’s wetland buffer policy. The proposed
building’s set-backs from the 100-foot biological buffer will eliminate the need for vegetation
thinning or fuel modification within the buffer area (which is discouraged in the Subarea Plan).
The installation of a wrought iron fence will also help reduce domestic predator intrusion into

the Buena Vista Creek area.

The proposed project will impact 2-21.95 acres of developed/disturbed land and 0.01 acre of
degraded southern willow scrub. Developed/disturbed land lacks or has very low habitat value
for sensitive wildlife species; therefore, the Subarea Plan does not require mitigation for
impacts to such land (Oceanside Subarea Plan Table 5-2). However, the Subarea Plan identifies
a 2:1 mitigation ratio for impacts to southern willow scrub, which is outlined in mitigation

measure BIO-1.
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a. Cause a substantial adverse change in the significance of
a historical resource as defined in § 15064.5 of CEQA?

b. Cause a substantial adverse change in the significance of
an archaeological resource pursuant to § 15064.5 of
CEQA?

c. Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature?

d. Disturb any human remains, including those interred
outside of formal cemeteries?
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a) Cause a substantial adverse change in the significance of a historical resource as defined in
§15064.5 of CEQA? Less Than Significant Impact. A Phase I Archaeological Assessment
for the proposed project was completed by Historical, Environmental, Archaeological,
Research, Team in June 2004 (see Appendix C). According to the records search from South
Coastal Information Center no historical resources have been document within the project
site. No National Register properties, California Historical Landmarks, California Points of
Historical Interest, and no significant California State Historic Resources Inventory
properties have been recorded. A field reconnaissance program did not identify evidence of
historic archeological resources within the surveyed area. Because the project site is devoid
of historical resources, no significant impacts are anticipated.

b) Cause a substantial adverse change in the significance of an archaeological resource
pursuant to §15064.5 of CEQA? Potentially Significant Unless Mitigated. The South Coast
Information Center record search was positive for the presence of four previously recorded
archaeological resources within the project boundaries. The resources are Sites CA-SDI-632,
CA-SDI-633, CA-SDI-636, and CA-SDI-5433. Within a 0.5 mile radius of the proposed
project, 16 cultural studies have been conducted. No National Register properties exist, and
no significant California State Historic Resources Inventory properties have been recorded.
A field reconnaissance program did not identify evidence of prehistoric or historic
archaeological resources within the surveyed area.

Although identified cultural resources are not significant, the potential that additional
archaeological resources may be present within the project does exist. Existing vegetation or
soils may be masking or covering archaeological sites that will be exposed during grading.
Due to the potential to encounter additional resources during grading of the project,
mitigation measures have been provided below to reduce potential impacts to less than

significant.
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Mitigation Measures

CR-1 Prior to approval of grading improvement plans, the applicant shall implement a
grading monitoring plan to mitigate potential impacts to undiscovered buried
archaeological resources on the project site to the satisfaction of the City of
Oceanside.

CR-2 In the event that cultural resources are discovered, work must cease, and the City
of Oceanside Planning Director shall be contacted immediately. A qualified
archaeologist shall be consulted to assess the significance of the resource and to
provide proper management and or handling recommendations.

CR-3 In the event that no cultural resources are discovered, a brief letter stating that
archaeological monitoring was conducted and no resources were encountered
shall be sent to the lead agency by the consulting archaeologist.

c¢) Directly or indirectly destroy a unique paleontological resource or site or unique geologic
Jeature? Potentially Significant Unless Mitigated. Soils have been previously replaced with
imported fill to create a flat graded surface throughout the project site and the adjacent
properties to the east and west. The imported fill soils vary from 14 to 28 feet in thickness
and were moderately compacted when placed. Underlying the fill materials is approximately
6.5 to 12 feet of alluvium or approximately 5 feet of colluvium material depending on the
location within the project site. The formation material underlying the entire site consists of
fine grained silty sandstone of the Santiago Peak Formation. The Santiago Peak Formation is
known to contain paleontological resources.

During construction the existing undocumented fill and the alluvial and colluvium materials,
will be removed and recompacted, temporarily exposing the Santiago Peak Formation. The
removal of the above mentioned soils and compaction of the proposed fill material may
result on impacts to the underlying undisturbed formation (Santiago Peak), mitigation
measures have been provided to reduce potential impacts to less than significant.

Mitigation Measure

CR-4 Prior to approval of grading improvement plans, the applicant shall implement a
grading monitoring plan which outlines activities that may affect the Santiago
Peak Formation, timing, reporting, etc. to the satisfaction of the City. The Plan
shall outline the process/verification that will occur to ensure that all grading
activity that could potentially alter the Santiago Formation is monitored by a
qualified paleontologist. In the event that paleontological resources are
discovered, work must cease, and the City of Oceanside Planning Director shall
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be contacted immediately. A qualified paleontologist shall be consulted to assess
the significance of the resource and to provide proper management and or
handling recommendations. In the event that no paleontological resources are
discovered, a brief letter stating that paleontological monitoring was conducted
and no resources were encountered shall be sent to the City by the consulting
paleontologist. This letter shall be filed in the project file and mitigation
monitoring reporting program documents.

d) Disturb any human remains, including those interred outside of formal cemeteries?
Potentially Significant Unless Mitigated. There are no known human remains or formal
cemeteries located within the project site. Although human remains are not anticipated to be
encountered, the potential for additional cultural resources to be present within the project
does exist. Therefore, impacts are considered potentially significant unless mitigated. With
implementation of Mitigation Measure CR-45 potential impacts will be less than significant.

Mitigation Measure

CR-5 In the unlikely event that human remains are encountered, State Health and
Safety Code Section 7050.5 states that no further disturbance shall occur until the
County Coroner has made a determination of origin and disposition pursuant to
Public Resources Code Section 5097.98. The County Coroner shall be notified of
any human remains found immediately. If the remains are determined to be
prehistoric, the Coroner will notify the Native American Heritage Commission
(NAHC) which will determine and notify a most likely descendant. With the
permission of the landowner or his/her authorized representative, the most likely
descendant may inspect the site of the discovery. The most likely descendant
may recommend scientific removal and nondestructive analysis of human
remains and items associated with Native American burials.

14.6 GEOLOGY AND SOILS. Would the project:

a. Expose people or structures to potential substantial
adverse effects, including the risk of loss, injury, or death
involving (i.) rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo Earthquake
Fault Zoning Map issued by the State Geologist, or based O | X O
on other substantial evidence of a known fault (Refer to
DM&G Pub. 42)7; or, (ii) strong seismic ground shaking?;
or, (i) seismic-related ground failure, including
liquefaction?; or, (iv) landslides?

b. Result in substantial soil erosion or the loss of topsoil? O | X O
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c. Be located on a geologic unit or soil that is unstable, or
that would become unstable as a result of the project, and 0 N X 3

potentially result in on-site or off-site landslide, lateral
spreading, subsidence, liquefaction or collapse?

d. Be located on expansive soil, as defined in Table 18- 1-B
of the 1994 UBC, creating substantial risks to life or 1 0 X O

property?

e. Have soils incapable of adequately supporting the use of
septic tanks or alternative waste water disposal systems O O O X
where sewers are not available for the disposal of waste
water?

a) Expose people or structures to potential substantial adverse effects, including the risk of
loss, injury, or death involving:

1. Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the State Geologist for the area or based on
other substantial evidence of a known fault? Refer to Division of Mines and Geology
Special Publication 42. Less Than Significant Impact. A Report of Geotechnical
Investigation of the project site was completed by Shepardson Engineering
Associates Inc. in August 2006. The project site is not within a currently established
Alquist-Priolo Earthquake Fault Zone for surface fault rupture hazards. No active or
potentially active faults with the potential for surface fault rupture are known to pass
directly beneath the site. Faults nearest the project site include the Rose Canyon
Fault Zone, the Coronado Bank Fault Zone, and the Elsinore Fault Zone; however,
these faults are located approximately 13 miles or greater from the project site.
Therefore, impacts are anticipated to be less than significant.

2. Strong seismic ground shaking? Less Than Significant Impact. Southern California
is a seismically active region likely to experience, on average, one earthquake of
Magnitude 7.0, and ten (10) earthquakes of Magnitude 6.0 over a period of 10 years.
Active faults are those faults that are considered likely to undergo renewed
movement within a period of concern to humans. These include faults that are
currently slipping, those that display earthquake activity, and those that have
historical surface rupture. The California Geological Survey (CGS) defines active
faults as those which have had surface displacement within Holocene times (about
the last 11,000 years). Such displacement can be recognized by the existence of sharp
cliffs in young alluvium, un-weathered terraces, and offset modern stream courses.
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Potentially active faults are those believed to have generated earthquakes during the
Quaternary period, but prior to Holocene times.

Due to its location in seismically active Southern California, there are several active
and potentially active fault zones that could affect the project site. These fault zones
include the Rose Canyon Fault Zone, the Coronado Bank Fault Zone, and the
Elsinore Fault Zone as listed above in 14.6.a. Other more distant fault zones are
located to the north and northeast of the project site. The proposed project will be
required to be in conformance with the Uniform Building Code (UBC) or California
Building Code (CBC) design requirements, and other applicable City ordinances and
standards. The project’s conformance with standard engineering practices and design
criteria will reduce the effects of seismic groundshaking to less than significant
levels.

3. Seismic-related ground failure, including liquefaction? Less Than Significant
Impact. Liquefaction typically occurs when a site is subjected to strong seismic
shaking, on-site soils are cohesionless, groundwater is encountered within 50 feet of
the surface, and soil relative densities are less than approximately 70 percent. Perthe
Shepardson Geotechnical Investigation, groundwater was encountered between
depths of 24 feet and 28 feet. Subsurface conditions consist of undocumented fill
soils underlain by alluvium and in some areas a thin layer of colluvium. A
liquefaction analysis was performed based on these site conditions, and identified
potentially liquefiable zones within the project boundary. Under static conditions, the
project contains more than 9 feet of non-liquefiable surface layer, which will resist
upward pressures should the deep alluvium liquefy. However, the analysis ultimately
concluded that potentially liquefiable strata of unsaturated alluvium presents a risk
for significant lateral spread during a seismic event. Implementation of the proposed
project design features outlined in Table 2-1, Summary of Standard Project Design
Features and Construction will reduce impacts to less than significant.

4. Landslides? Less Than Significant Impact. Landslides are mass movements of the
ground that include rock falls, relatively shallow slumping and sliding of soil, and
deeper rotational or transitional movement of soil or rock. Per the City of Oceanside
General Plan there are no published reports of landslides occurring within Oceanside,
nor is there evidence of any found in reconnaissance or aerial photographs. However,
minor slope movement is occurring throughout the City primarily as soil creep,
slumping, and sloughing along road cut and steep slopes. The project site is situated
on soils most susceptible to landslides per the General Plan Figure PS-3. Site
stabilization and soil compaction requirements required by project geotechnical
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investigation and design parameters established by the UBC or CBC will reduce any
potential impacts to less than significant levels.

b) Result in substantial soil erosion or the loss of topsoil? Less Than Significant Impact. The
proposed project site is currently undeveloped, and does not contain any structures or large
paved areas. Onsite vegetation has been disturbed, which also exposes the site to erosion.
Proposed development will include the movement and recompaction of soils at the project
site and grading, followed by construction of buildings and the associated parking areas.
Trenching, grading, and compacting associated with construction of structures and
landscape/hérdscape installation could expose areas of soil to erosion by wind or water
during these construction processes. The addition of paved and landscaped areas will, over
the long term, decrease the potential for erosion because fewer exposed soils will exist at the

site.

The contractor will be required to comply with standard engineering practices for erosion
control and a qualified soils engineer will monitor soil compaction during construction.
Implementation of the proposed project design features outlined in Table 2-1, Summary of
Standard Project Design Features and Construction will reduce potential soil erosion
impacts to less than significant levels.

¢) Be located on a geologic unit or soil that is unstable, or that would become unstable as a
result of the project, and potentially result in on- or off-site landslide, lateral spreading,
subsidence, liquefaction or collapse? Less Than Significant Impact. Per the Preliminary
Geotechnical Investigation, the project area is underlain by undocumented fill, alluvium, and
colluvium. The formational materials underlying the entire site at depth consists of fine-
grained silty sandstone of the Santiago Formation. Existing subsurface soil conditions
generate the possibility of lateral spreading at the project site and surface effects are likely to
occur. A lateral spread displacement analysis was performed as part of the Geotechnical
Investigation to assess the risk of liquefaction induced lateral spread of the ground toward
the face of slope along Buena Vista Creek. The calculated potential ground displacement is
approximately 0.83 meters, which could not be fully remedied via foundation design, which
can withstand lateral displacement up to 0.3 meters. The mitigation measures below,
however, will reduce the potential risk associated with lateral spreading from liquefaction to
below a level of significance for the majority of the site. Since soils along the Buena Vista
Creek embankment can not be remedied due to biological constraints, a portion of the
parking lot will be subject to ground failure in event of a seismic event. Therefore, the
proposed project design features provided in Table 2-1, Summary of Standard Project
Design Features and Construction will reduce impacts to the proposed residential structure
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but not the parking area. Since the parking lot is not a habitable use, potential impacts to the
proposed parking area is considered less than significant.

d) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code
(1997), creating substantial risks to life or property? Less Than Significant Impact. Per the
Geotechnical Report, soils on site have a low to medium expansion potential. The
Geoctechnical Investigation contains recommendations for ground preparation and
earthwork specific to the site in order to address impacts associated with expansive soils. in
the recommendations of the Geotechnical investigation have been incorporated into project
design features and are outlined in Table 2- 1, Summary of Standard Project Design Features
and Construction. Implementation of the proposed project design features and adherence to
UBC or CBC design requirements and applicable City regulations will address the risks
associated with the presence of expansive soils on site. Therefore, impacts will be less than

significant.

e) Have soils incapable of adequately supporting the use of septic tanks or alternative
wastewater disposal systems where sewers are not available for the disposal of wastewater?
No Impact. The proposed project does not include the implementation of septic tanks or
alternative wastewater disposal systems. Therefore, no impact will occur.

14.7 HAZARDS AND HAZARDOUS MATERIALS. Would the project.
a. Create a significant hazard to the public or the
environment through the routine transport, use, or disposal O O X |

of hazardous materials?
b. Create a significant hazard to the public or the

environment through reasonably foreseeable conditions 0 0 = 0
involving the release of hazardous materials into the

environment?

¢. Emithazardous emissions or handle hazardous or acutely
hazardous materials, substances, or waste within one- O O [ X
quarter mile of an existing or proposed school?

d. Be located on a site which is included on a list of
hazardous materials sites compiled pursuant to

Govemnment Code Section 65962.5 and, as a result, would O O O X
it create a significant hazard to the public or the
environment?
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e. For a project located within an airport land use plan or,
where such a plan has not been adopted, within two miles
of a public airport or public use airport, would the project O | O X
result in safety hazard for people residing or working in the
project area?

f.  For a project within the vicinity of a private airstrip, would
the project result in a safety hazard for people residing or O O O X
working in the project area?

g. Impair implementation of or physically interfere with an
adopted emergency response plan or emergency O O X OdJ
evacuation plan?

h. Expose people or structures to a significant risk of loss,
injury or death involving wildland fires, including where
wildlands are adjacent to urbanized areas or where O O X O
residences are intermixed with wildlands?

a) Create a significant hazard to the public or the environment through the routine transport,
use, or disposal of hazardous materials? Less Than Significant Impact. The proposed
project will not involve the routine transport, use, or disposal of hazardous materials. Onsite
use and storage of hazardous materials will be limited to small amounts of common
household cleaners, and common chemicals used for landscaping and maintenance.

During the construction period, standard BMPs will be applied to ensure that all hazardous
materials (i.e. construction equipment fuel) are stored properly and that no hazards occur
during this phase of the project. Therefore, impacts will be less than significant.

b) Create asignificant hazard to the public or the environment through reasonably foreseeable
upset and accident conditions involving the release of hazardous materials into the
environment? Less Than Significant Impact. No hazardous materials aside from small
amounts of everyday household cleaners and common chemicals used for landscaping and
maintenance are anticipated to be located on-site; therefore, impacts will be less than
significant. Through the implementation of the BMPs provided below under Hydrology and
Water Quality, adverse impacts will not occur in the event of accidental conditions.
Therefore, impacts will be less than significant.

) Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances,
or waste within one-quarter mile of an existing or proposed school? No Impact. No existing
or proposed school facilities are located within a one-quarter mile radius of the project site.
No impacts will result.
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d) Be located on a site which is included on a list of hazardous materials sites compiled
pursuant to Government Code Section 65962.5 and, as a result, would it create a significant
hazard to the public or the environment? No Impact. A Phase I Environmental Site
Assessment was prepared by Pacific Southwest Group in May of 2005. According to the
Phase I, the project site is not included on a list of sites containing hazardous materials, and
will therefore not result in a significant hazard to the public or to the environment as a result
of disturbance to an existing hazardous materials site.

e) For a project located within an airport land use plan or, where such a plan has not been
adopted, within two miles of a public airport or public use airport, would the project result
in a safety hazard for people residing or working in the project area? No Impact. The
proposed project site is not located within an airport land use plan or within two miles of a
public airport and will therefore not result in a safety hazard for people residing or working

in the project area.

f) For a project within the vicinity of a private airstrip, would the project result in a safety
hazard for people residing or working in the project area? No Impact. The proposed project
site is not located within the vicinity of a private airstrip and will not result in a safety hazard
for people residing or working in the project area.

g8) Impair implementation of or physically interfere with an adopted emergency response plan
or emergency evacuation plan? Less Than Significant Impact. Construction of the proposed
project will interfere with emergency response through construction related road closures.
However, the applicant will provide a traffic control plan as outlined in Table 2-1, Summary
of Standard Project Design Feature and Construction. Implementation of the proposed
traffic control plan would reduce impacts to less than significant.

h) Expose people or structures to a significant risk of loss, injury or death involving wildland
fires, including where wildlands are adjacent to urbanized areas or where residences are
intermixed with wildlands? Less Than Significant Impact. The project site is located
adjacent to a natural slope embankment and Buena Vista Creek. The senior community
center will be constructed in compliance with City Code regulations for fire prevention
measures including fire sprinklers and landscape restrictions. Due to the increased moisture
level in the vegetation along the existing slope to Buena Vista Creek and the creek itself, the
risk of fire from this natural area is considered to be low. It should also be noted that the
proposed structure will be setback 85 to 100 feet from the head of slope to Buena Vista
Creek. The project will construct a parking lot within this setback area (which also reduces
fire impacts from the natural area to the proposed structure); therefore, impacts will be less

than significant.
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14,8 HYDROLOGY AND WATER QUALITY. Would

the project:

a. Violate any water quality standards or waste discharge
requirements?

O O X

b. Substantially deplete groundwater supplies or interfere
substantially with groundwater recharge such that there
would be a net deficit in aquifer volume or a lowering of
the local groundwater table level (e.g., the production rate
of pre-existing nearby wells would drop to a level which
would not support existing land uses or planned uses for
which permits have been granted)?

c. Substantially alter the existing drainage pattern of the site
or area including through the alteration of the course of a
stream or river, in a manner which would result in
substantial erosion or siltation on- or off- site?

d. Substantially alter the existing drainage pattern of the site
or area, including through the alteration of the course of a
stream or river, or substantially increase the rate or
amount of surface runoffin a manner which would resultin
flooding on or off site?

Create or contribute runoff water which would exceed the
capacity of existing or planned stormwater drainage
systems or provide substantial additional sources of
polluted runoff?

X

f. Otherwise substantially degrade water quality?

X

g. Place housing within a 100-year flood hazard area as
mapped on a Federal Flood Hazard Boundary or Flood
Insurance Rate map or other flood hazard delineation
map?

h.  Place within a 100-year flood hazard area structures which
would impede or redirect flood flows?

i. Expose people or structures to a significant risk of loss,
injury or death involving flooding, including fiooding as a
result of the failure of a levee or dam?

j- Inundation by seiche, tsunami, or mudfiow?

k. Resultin an increase in pollutant discharges to receiving
waters considering water quality parameters such as
temperature, dissolved oxygen, turbidity and other typical
stormwater pollutants ‘(e.g. heavy metals, pathogens,
petroleum derivatives, synthetic organics, sediment,
nutrients, oxygen-demanding substances, and trash)?

. Result in significant alternation of receiving water quality
during or following construction?
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T = i |  Impact Mit. L
m. Could the proposed project result in increased erosion
downstream? . L] B3 O
n. Result in increased impervious surfaces and associated
increased runoff? L [ X O
o. Create a significant adverse environmental impact to
drainage pattems due to changes in runoff flow rates or O 0] X O
volumes?
p. Tributary to an already impaired water body, as listed on
the Clean Water Act Section 303(d) list? If so, can it result O J X 0
in an increase in any polfutant for which the water body is
already impaired?
q. Tributary to other environmentally sensitive areas? If so, 0 0 X 0
can it exacerbate already existing sensitive conditions?
r. Have a potentially significant environmental impact on
surface water quality to either marine, fresh, or wetland O O X O
waters?
s. Have a potentially significant adverse impact on <
groundwater quality? o O > O
t. Cause or contribute to an exceedance of applicable
surface or groundwater receiving water quality objectives O O X O
or degradation of beneficial uses?
u. Impact aquatic, wetland, or riparian habitat? O O O
v. Potentially impact stormwater runoff from construction or
post construction? O o 0 O
w. Resultin a potential for discharge of stormwater pollutants
from areas of material storage, vehicle or equipment
fueling, vehicle or equipment maintenance (including 0 ] < 0
washing), waste handling, hazardous materials handling or
storage, delivery areas, loading docks or other outdoor
work areas?
X. Result in the potential for discharge of stormwater to
affect the beneficial uses of the receiving waters? o o X O
y. Create the potential for significant changes in the flow
velocity or volume of stormwater runoff to cause O | X O
environmental harm?
2.  Create significant increases in erosion of the project site or
surrounding areas? O o 0 O
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a) Violate any water quality standards or waste discharge requirements? Less Than
Significant Impact. A Stormwater Management Plan and Preliminary Hydrology Study were
prepared for the project site by K & S Engineering in Beeember-2007August 2008 (see
Appendix D).

Construction activities associated with the proposed project could result in wind and water
erosion leading to sediment laden discharges to nearby water resources. Sediment transport
to drainages and nearby Buena Vista Creek to the north of the project area could result in
degradation of water quality. Similarly, fuels, oils, lubricants, and other hazardous
substances used during construction could be released and impact surface and groundwater.
Following the completion of construction, runoff from impervious surfaces could carry
pollutants to surface waters via the proposed storm water conveyance system. Anticipated
pollutants of concern include but are not limited to the following: sediments, nutrients,
metals, trash & debris, oxygen demanding substances, oil and grease, bacteria, and
pesticides. These pollutants are typical of residential developments such as the proposed
project.

The project has incorporated design characteristics to reduce impervious areas and runoff
throughout the proposed site. These design characteristics include consolidation of various
functions within one structure, and the minimization of widths for drive aisles and concrete
walk areas. The project will also conserve approximately three acres of the site in-as
biological preserve-easementopen space. The landscaped areas of the project will include
native or drought tolerant species in the planting scheme. Landscaped areas are designed to
surround the proposed structure and to provide permeable areas for building runoff to be
absorbed. Manufactured slopes created for the project will be of minimal height and
vegetated to minimize erosivity. All drainage will be directed away from slope faces to
reduce direct runoff.

Currently the site is divided into two basin areas which drain from the center of the site to
the west and east. The site currently generates approximately 2.32 cfs of runoff in the
western basin and 1.82 cfs in the eastern basin_(4.14 cfs total). Implementation of the
proposed project will increase the total flow to 5:396.69 cfs in the western and eastern basin
areas and-4-31-efs-in-the-eastern-basin(K&S Engineering 20078). The Buena Vista Creek
drainage channel system currently has adequate capacity to convey this increased drainage
(K&S Engineering 20078), therefore, significant impacts to the receiving drainage system
will not occur.

The project has incorporated several Best Management Practices (BMPs) to address
potential water quality and drainage impacts. A vegetative biofilter swale and an enclosed
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wetland-biofilterbioretention treatment system have been proposed within landscaped areas
in the central portion and along the eastern boundary of the project site, (refer to F: igure 3,
Site Plan). These biofilter systems allow for filtration and infiltration treatment of
stormwater runoff from impermeable surface areas created by the proposed project.
Utilization of curb openings at low elevation points will allow storm flows to enter the
proposed swale. In addition, a series of private inlets and underground pipes will direct flows
on the western portion of the site to an enclosed subsurface storage system, which directs
flows to the enclosed wetland-biefilter-bioretention treatment system. Once the runoff is
treated through these systems, it will enter the City’s storm drain system (Buena Vista
Creek). It should also be noted that all parking areas will drain into the vegetated biofilter
swale or the enclosed wetland-biofilterbioretention treatment system. These site design,
treatment control and source control specific Best Management Practices (BMPs) partially

address water quality impacts.

The project will also implement source control BMPs to further reduce water quality
impacts. These BMPs consist of locating all trash dumpsters in concrete masonry screen wall
enclosures with gated openings and stored on a graded concrete pad. In addition, the project
will provide notice against illegal dumping of pollutants by posting signage, stamping or
stenciling a notice on all existing public storm drain inlets affected by project drainage, as
well as all onsite private inlets

With implementation of the above mentioned BMPs and the standard project design features
provided in Table 2-1, Summary of Standard Project Design Features and Construction, the
pollutants of concem will be limited, eliminated, or treated to the maximum extent
practicable. Impacts will be less than significant.

b) Substantially deplete groundwater supplies or interfere substantially with groundwater
recharge such that there would be a net deficit in aquifer volume or a lowering of the local
groundwater table level (e.g., the production rate of pre-existing nearby wells would drop to
a level which would not support existing land uses or planned uses for which permits have
been granted)? Less Than Significant Impact. Construction of the proposed project will
reduce the amount of pervious surfaces by replacing land that is currently undeveloped with
impervious surfaces such as roadways, sidewalks, and rooftops. These features will intercept
rainfall and prevent localized groundwater recharge. The proposed project, which consists of
approximately 5 acres, will result in an increase in the site’s imperviousness to
approximately 1.3 acres while providing 0.83 acres of new landscaped areas and retaining
2.88 acres as undisturbed, natural area. The 100-year storm event existing runoff flow rate
for the project drainage area is 2.32 cfs for the westerly basin and 1.82 for the easterly basin
area( 4.14 cfs total). Surface runoff currently flows overland and discharges into a concrete
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brow ditch which flows into the Buena Vista Creek channel. The proposed project drainage
will produce a total flow rate for a 100-year storm of 5-39-efs-for the-westerly-basin-area-and
4:316.69 cfs for the westerly and easterly basin areas combined. The stormwater runoff from
the westerly basin area is a combination of sheet flows and drainage collected by a new
system of area drains, inlets and underground pipes. These flows will combine and continue
to a subsurface storage system feeding an enclosed wetland-biefilter-system-bioretention
treatment system for treatment. After treatment the flows will discharge via a constructed
cleanout to the new 24-inch reinforeed-eoneretepolyvinyl chloride (PVC) storm drain pipe
(which replaces the existing 18-inch asbestos cement storm drain pipe) that crosses the
project site. The new pipe conveys the treated flow to the existing outfall point on the creek
bank slope, which is already fortified with rip rap for erosion control to the Creek channel.
The easterly basin area surface flows to a curb in the northeast corner of the parking lot. This
curb cut allows the stormwater to flow through a vegetated biofilter swale with a perforated
pipe underdrain, to reduce pollutants prior to flowing to a new_12-inch storm drain inlet that
connects to the eleaneut-and-a- proposed 24-inch PVC storm drain prior to outletting to
disturbed natural ground. This increase in imperviousness due to the development of the
proposed project will have a negligible impact on the hydrologic unit with proper
implementation and maintenance of permanent BMPs as outlined above. Contaminated
runoff associated with project construction and operation that could penetrate the
groundwater table will also be controlled via implementation of BMPs outlined above and
the standard project design features that have been incorporated into the project. Therefore,
impacts to local groundwater recharge will be less than significant.

c) Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of stream or river, in a manner which would result in substantial
erosion or siltation on- or off-site? Less Than Significant Impact. The proposed project will
introduce impervious surfaces consisting of sidewalks, rooftops, asphalt driveways, and
parking lots in an area that was previously permeable ground. Impervious surfaces, such as
those mentioned above, intercept rainfall and convey flow that will otherwise naturally
infiltrate into the soil. The existing drainage pattern will not change but the runoff amounts
will increase by approximately 9:472.55 cfs, for a total post development runoff of 6.69 cfs.
The proposed 24-inch storm drain and the Buena Vista Creek channel can handle this
proposed increase in runoff (K &S Engineering 200#8). Therefore, impacts will be less than

significant.

Increases in peak runoff rates and volumes resulting from changes in impervious surfaces
and drainage patterns will be accommodated by the proposed stormwater system. Any
erosion and siltation resulting from altered drainage onsite will be controlled via BMPs as
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outlined above in response 14.8.a and Table 2-1, Summary of Standard Project Design
Features and Construction. Therefore, impacts will be less than significant.

d) Substantially alter the existing drainage pattern of the site or area, including through the
alteration of the course of a stream or river, or substantially increase the rate or amount of
surface runoff in a manner which would result in flooding on- or off-site? Less Than
Significant Impact. See response to items 14.8.a and 14.8.c. Increases in peak runoff rates
and volumes resulting from changes in impervious surfaces and drainage patterns will be
accommodated by the proposed stormwater system. Proper implementation and maintenance
of the BMPs outlined in the Stormwater Management Plan and Table 2-1, Summary of
Standard Project Design Features and Construction, will minimize potential flooding
associated with the proposed project. Therefore, impacts will be less than significant.

e) Create or contribute runoff water which would exceed the capacity of existing or planned
stormwater drainage systems or provide substantial additional sources of polluted runoff?
Less Than Significant Impact. See response to items 14.8.a, 14.8.band 14.8.c. The existing
runoff flow rate for the project drainage area from a 100-year storm event is 2.32 cfs for the
westerly basin and 1.82 for the easterly basin_(4.14 cfs total). This area currently flows
overland and discharges into a concrete brow ditch along the existing slope of the Buena
Vista Creek channel. The proposed project drainage will produce a total flow rate for a 100-
year storm of 5:30-efs—for-the-westerly basin-area-and-4-316.69 cfs for the westerly and
easterly basin areas combined. The stormwater runoff from the westerly basin area is a
combination of sheet flows and drainage collected by a new system of area drains, inlets and
underground pipes. This increase in peak runoff rates and volumes resulting from changes in
impervious surfaces and drainage patterns will be accommodated by the proposed
stormwater system. Proper implementation and maintenance of the BMPs outlined in the
Stormwater Management Plan and project design features outlined in Table 2-1, Summary of
Project Design Features and Construction will minimize potential sources of polluted runoff
associated with the proposed project. Therefore, impacts will be less than significant.

1) Otherwise substantially degrade water quality? Less Than Significant Impact. See response
to item 14.8.a. No other elements of the proposed project are anticipated to degrade water
quality. Therefore, with implementation of BMPs and standard project design and
construction features, impacts will be less than significant.

8) Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard
Boundary or Flood Insurance Rate Map or other flood hazard delineation map? Less Than
Significant Impact. The proposed project entails construction of senior housing south of and
adjacent to Buena Vista Creek. A portion of the parking and landscaped areas will be within
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Zone X according to the Flood Insurance Rate Map (FIRM). Zone X is classified as areas of
moderate or minimal hazard from the principal source of flood in the area. Per the
Stormwater Management Plan, the lowest elevation of the proposed project is located above
the Base Flood Elevation of the established FEMA Panel. This is verified by the issuance of

a Letter of Map Revision dated July 8, 2004. The revised FEMA Flood Line per the Letter of
Map Revision (LOMAR) is shown on Figure 3, Project Site Plan. The proposed project is

not subject to adverse effects due to Creek flooding or erosive velocities. Housing will not be
placed within a 100-year flood hazard as a result of the proposed project. Therefore, impacts

will be less than significant.

h) Place within a 100-year flood hazard area structures which would impede or redirect flood
flows? Less Than Significant Impact. See response to item 14.8.g. The proposed project
does not place structures within a 100-year flood hazard area. Therefore, impacts will be less

than significant.

1) Expose people or structures to a significant risk of loss, injury or death involving flooding,
including flooding as a result of the failure of a levee or dam? Less Than Significant
Impact. See response to item 14.8.g. As stated in the Stormwater Management Plan the
project site is protected from the 1 percent annual chance of inundation by a flood, including
flooding as a result of the failure of a levee, dike, or other structure. Therefore, impacts will

be less than significant.

J) Inundation by seiche, tsunami, or mudflow? Less Than Significant Impact. The project area
is not in the immediate vicinity of the Pacific Ocean. The project is located approximately 4
miles east of the Pacific Ocean. While Buena Vista Creek makes the project area more
susceptible to a seiche, risks are low due to significant topographic features between Buena
Vista Creek and the project site. Further, the site is not located on or nearby steep slopes
which are often associated with mud flows. The project site is located approximately 0.8
mile to the north from Lake Calavera. Low lying hills and existing residential development
separates the project site from this lake, and therefore, inundation by seiche is not likely.
Impacts are considered less than significant.

k) Result in an increase in pollutant discharges to receiving waters? Consider water quality
parameters such as temperature, dissolved oxygen, turbidity and other typical stormwater
pollutants (e.g. heavy metals, pathogens, petroleum derivatives, synthetic organics,
sediment, nutrients, oxygen-demanding substances, and trash)? Less Than Significant
Impact. See response to item 14.8.a. Implementation of BMPs and standard project design
and construction features will reduce impacts to less than significant.

5670-01
4-40

Februsey-September 2008

Lil Jackson Senior Community Project - MND




4.0 Initial Study/Environmental Checklist

1) Result in significant alternation of receiving water quality during or following construction?
Less Than Significant Impact. See response to item 14.8.a. Through implementation of
BMPs and standard project design features impacts will be less than significant.

m) Could the proposed project result in increased erosion downstream? Less Than Significant
Impact. See response to items 14.8.a and 14.8c. Construction and operation of the project
will result in a change in drainage onsite which could result in erosion offsite. In order to
reduce this impact, the proposed onsite drainage system includes a private subsurface storage
system which will reduce offsite flows to existing quantities. This element of the project
design will eliminate impacts.

n) Result in increased impervious surfaces and associated increased runoff? Less Than
Significant Impact. See response to items 14.8.a, 14.8.b and 14.8.c. The proposed project
increases imperviousness by approximately 1.3 acres. The project will result in a net increase
of approximately 9-472.55 cfs in surface runoff, resulting in a total runoff amount of 6.69
cfs. Through implementation of BMPs provided in item 14.8.a and proper implementation of
the proposed project design features, the project will have a negligible impact on the
hydrologic regime of the local area. Impacts will be less than significant.

0) Create a significant adverse environmental impact to drainage patterns due to changes in
runoff flow rates or volumes? Less Than Significant Impact. See response to item 14.8.c.
The proposed stormwater system will accommodate anticipated runoff associated with the
proposed project. Implementation of the proposed project design features will reduce
impacts associated with runoff. Impacts will be less than significant.

p) Tributary to an already impaired water body, as listed on the Clean Water Act Section
303(d) list? If so, can it result in an increase in any pollutant for which the water body is
already impaired Less Than Significant Impact. As described within the Stormwater
Management Plan, the proposed project is located in the El Salto Hydrologic Sub-Area
(HSA) within the Carlsbad Watershed Hydrologic Unit. Per the California 20062 303(d) list
published by the San Diego Regional Water Quality Control Board, Buena Vista Creek
Buena Vista Lagoon and the Pacific Ocean shoreline at Buena Vista Creek (downstream
receiver water bodies) are impaired water bodies. Constituents of concern for this HSA
include coliform bacteria, nutrients, sediment, trace-saetals-and toxics. The Agua Hedionda,
Buena Vista, and San Elijo lagoons are experiencing impairments to beneficial uses due to
excessive coliform bacteria and sediment loading from upstream sources. These coastal
lagoons represent critical regional resources that provide freshwater and estuarine habitats
for numerous plants and animal species. Through implementation of BMPs and the proposed
project design features impacts will be less than significant.
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q) Tributary to other environmentally sensitive areas? If so, can it exacerbate already existing
sensitive conditions? Less Than Significant Impact. See response to item 14.8.p above.
Through implementation of BMPs, and standard project design and construction features,
impacts will be less than significant.

1) Have a potentially significant environmental impact on surface water quality to either
marine, fresh, or wetland waters? Less Than Significant Impact. See response to item
14.8.p. The project site is located upstream from Buena Vista Lagoon and the Pacific Ocean,
both of which contain wetland and marine habitat, respectively. Through implementation of
standard project design features outlined in Table 2- 1, Summary of Standard Project Design
Features and Construction, impacts will be less than significant.

s) Have a potentially significant adverse impact on groundwater quality? Less Than
Significant Impact. See response to item 14.8.b. Implementation of BMPs and project
design features outlined in Table 2-1, Summary of Standard Project Design Features and
Construction, will result in less than significant impacts.

t) Cause or contribute to an exceedance of applicable surface or groundwater receiving water
quality objectives or degradation of beneficial uses? Less Than Significant Impact. See
response to items 14.8.a and 14.8.b. The beneficial uses for coastal waters, surface waters
and ground water of this HSA and the affected downstream waters are presented in Table

4-4, Beneficial Uses below. Implementation of standard project design features provided in
Table 2-1, Summary of Standard Project Design features and Construction will assure
adherence to water quality objectives and minimize impacts to beneficial uses. Impacts will

be less than significant.

Table 4-4
Beneficial Uses

27Buena:Vistatliagoon;:
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Agricultural Supply X
Industrial Service Supply X

Contact Water Recreation X
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New-Contact Water Recreation
Warm Freshwater Habitat
Estuarine Habitat

Marine Habitat

Wildlife Habitat X
Preservation of Biological Habitats of Special
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Rare, Threatened or Endangered Species X
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>
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+ = exempt Note: Beneficial use designations also apply to all tributaries of the creek.
O = potential beneficial use Source: K&S Engineering March-2007August 2008 (RWQCB 1994, 1998)

X = existing beneficial use

u) Impact aquatic, wetland, or riparian habitat? Less Than Significant Impact. See response
to item 14.4.a. The project has incorporated BMPs and standard project design features that
will reduce potential impacts to less than significant levels.

V) Potentially impact stormwater runoff from construction or post construction? Less Than
Significant Impact. See response to item 14.8.a. The project has incorporated BMPs and
standard project design features that will reduce potential impacts to less than significant

levels.

W) Result in a potential for discharge of stormwater pollutants from areas of material storage,
vehicle or equipment fueling, vehicle or equipment maintenance (including washing), waste
handling, hazardous materials handling or storage, delivery areas, loading docks or other
outdoor work areas? Less Than Significant Impact. See response to item 14.8.a.
Construction of the proposed project could result in equipment fueling and maintenance,
waste handling, and hazardous materials handling and storage. These uses may result in
oil/grease laden pollution runoff which may impact downstream waters. In order to minimize
discharge to surrounding waters, the proposed project will implement BMPs and standard
project design features outlined in Table 2-1, Summary of Standard Project Design Features
and Construction. Therefore, impacts will be less than significant. Once constructed, the
proposed site use (senior living community) will not necessitate a fueling or washing area
and hence the site has not been designed to accommodate such use. Therefore, impacts will
not be significant.

X) Result in the potential for discharge of stormwater to affect the beneficial uses of the
receiving waters? Less Than Significant Impact. See response to item 14.8.t. The beneficial
uses for coastal waters, surface waters and ground water of this HSA and the affected
downstream waters are presented in Table 4-4, Beneficial Uses. Water quality impacts will
be minimized and beneficial uses of receiving waters protected via implementation of
standard project design features identified in Table 2-1, Summary of Standard Project
Design Features and Construction. Therefore, impacts will be less than significant.

y) Create the potential for significant changes in the flow velocity or volume of stormwater
runoff to cause environmental harm? Less Than Significant Impact. See response to items
14.8.a and14.8.e. The proposed project will result in greater runoff volume as compared to
existing conditions (approximately 9-476.69 cfs vs the existing runoff of 4.14 cfsinerease).
The existing stormwater system has sufficient capacity to accommodate anticipated runoff
from the project site. However, in order to reduce potential environmental impacts associated
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with this increased runoff, BMPs provided in item 14.8.a and standard project design
features outlined in Table 2-1, Standard Project Design Features and Construction, will be
implemented. Therefore, impacts will be less than significant.

Create significant increases in erosion of the project site or surrounding areas? Less Than
Significant Impact. See response to item 14.8.c. The proposed project is located in an area
that is predominately comprised of soil (Las Flores loamy fine sand) that is considered to
have severe erodibility characteristics (USSCS 1973). Construction and operation of the
project will result in a change in drainage onsite which could result in erosion. The estimate
increase in runoff from the project site will be addressed through implementation of BMPs
provided in item 14.8.a. Implementation of the proposed standard project design features
(outlined in Table 2-1, Summary of Standard Project Design Features and Construction)
will further reduce erosion impacts from the minor increase in runoff generated by the
proposed project. Therefore, impacts will be less than significant.

= | potsntiaty | Soiicom | Lessthan |
o | Significant | “‘(jpjess. | Slgnificant | No
W : | impact a7 - Impact | Impact
14.9 LAND USE AND PLANNING. Would the project:
a. Physically divide an established community? O 0 J X
b. Conflict with any applicable land use plan, policy, or
regulation of an agency with jurisdiction over the project
(including, but not limited to the General Plan, specific 0] O O X
plan, local coastal program, or zoning ordinance)
adopted for the purpose of avoiding or mitigating an
environmental effect?
c. Conflict with any applicable habitat conservation plan or 0 0 = 0

natural community conservation plan?

a) Physically divide an established community? No Impact. The proposed project will be

located within an area that is designated for urban high density residential uses. Surrounding
land uses consist of other high density residential uses, single family residential uses south of
Lake Boulevard and community commercial uses north of Buena Vista Creek. Therefore
construction of the senior community at this project site will not have an impact on the
physical arrangement of an established community. Therefore, no impacts are anticipated to

occur.

b) Conflict with any applicable land use plan, policy, or regulation of an agency with

Jurisdiction over the project (including, but not limited to the general plan, specific plan,
local coastal program, or zoning ordinance) adopted for the purpose of avoiding or
mitigating an environmental effect? No Impact. The proposed project is consistent with the
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General Plan Land Use Element’s designation for the project site (urban high density
residential) and with the Official Zoning Map designation (urban high density residential) of
the property. Therefore, no impacts will occur in this regard.

Conflict with any applicable habitat conservation plan or natural community conservation
plan? Less Than Significant Impact. The project will impact 1.952-2 acres of disturbed
habitat and 0.01 acre of degraded southemn willow scrub. Absent an approved Subarea Plan
the applicant will not be required to pay the proposed Habitat and Development Fee. If the
Draft Subarea Plan is approved prior to the proposed project, the applicant will be required
to pay a Habitat and Development Fee. Payment of the proposed fee will reduce potential
impacts to less than significant. See also response to item 14.4.f for a more in depth
discussion of the project’s relationship with the City’s draft Subarea Plan.

; Potential e
' Potentially SIgniﬂcaz Less than | N
__Slgnificant | Unless:. s'f_ﬂ?ﬂg?:"_t' ket
) : mpact: | !
T : %AQE?P e A
14 10 MINERAI. RESOURCES Would the pro;ect
a. Resuit in the loss of availability of a known mineral
resource that would be of value to the region and the O O O X
residents of the state?
b. Result in the loss of availability of a locally-important
mineral resource recovery site delineated on a local O O O X
general plan, specific plan or other land use plan?

a) Result in the loss of availability of a known mineral resource that would be of value to the
region and the residents of the state? No Impact. According to the City of Oceanside
General Plan Environmental Resource Management Element, the project site is not located
in an area designated as containing mineral resources. In addition, the City’s General Plan
and Zoning Ordinance will not permit any mineral extraction on or within the vicinity of the
project site. Therefore, the project will have no impact on a known mineral resource.

Result in the loss of availability of a locally-important mineral resource recovery site
delineated on alocal general plan, specific plan or other land use plan? No Impact. Refer to
response to item 14.10.a, above.

b)

14.11 NOISE. Would the project:

a. Exposure of persons to or generation of noise levels in
excess of standards established in the local general plan
or_noise ordinance, or applicable standards of other
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4-45

February-September 2008

Lil Jackson Senior Community Project - MND




4.0 Initial Study/Environmental Checklist

S “Potentially { . . .~
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agencies?
b. Exposure of persons o or generation of excessive
groundborne vibration or groundborne noise levels? o O ¢ m
. A substantial permanentincrease in ambient noise levels
in the project vicinity above levels existing without the O O
project?
d. A substantial temporary or periodic increase in ambient
noise levels in the project vicinity above levels existing O X O O

without the project?

e. For a project located within an airport land use plan or,
where such a plan has not been adopted, within two miles
of a public airport or public use airport, would the project O O O X
expose people residing or working in the project area to
excessive noise levels?

f. For aproject within the vicinity of a private airstrip, would
the project expose people residing or working in the O O O X
project area to excessive noise levels?

a) Exposure of persons to or generation of noise levels in excess of standards established in the
local general plan or noise ordinance, or applicable standards of other agencies?
Potentially Significant Unless Mitigated. A Noise Letter Report was prepared for the
proposed project by Marshall Long Acoustics in January of 2005.The proposed project will
create a short-term construction noise impact. Noise generated by construction, including
trucks, cranes and other equipment, may temporarily impact nearby sensitive receptors.
Pursuant to the City’s Noise Ordinance standards, construction activities will be limited to
daytime hours of 7:00 am. to 6:00p.m. Monday through Friday, or from 8:00 a.m. to
4:30p.m. on Saturdays. Construction activities are prohibited at any time on Sunday and
Federal holidays. Since all construction will occur during hours permitted by the City’s
ordinance, the proposed project will not exceed established noise standards for construction.
However, due to the proximity of sensitive receptors (i.e. residences located immediately
adjacent to the project site) the following mitigation measure shall be incorporated to avoid
significant noise impacts during construction.

Mitigation Measures

NOI-1  Equipment will use available noise suppression devices and properly maintained
mufilers. Construction noise will be reduced by using quiet or “new technology”,
equipment, particularly the quieting of exhaust noises by use of improved
mufflers where feasible. All internal combustion engines used at the Project site
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will be equipped with the type of muffler recommended by the vehicle
manufacturer. In addition, all equipment will be maintained in good mechanical
condition so as to minimize noise created by faulty or poorly maintained engine
and other components.

NOI-2  During all site preparation, grading and construction, contractors shall minimize
the staging of construction equipment and unnecessary idling of equipment in the
vicinity of residential land uses.

Noise generated from the operation phase of the proposed senior center will mix with
existing and proposed residential uses surrounding the project site and will be less than

significant.

b) Exposure of persons to or generation of excessive groundborne vibration or groundborne
noise levels? Less Than Significant Impact. The amount of construction activities required
for the proposed facility is not anticipated to generate excessive groundborne vibrations or
noise levels. However, as mentioned above construction activities and scheduling will
comply with the City of Oceanside’s Noise Ordinance. Due to the temporary nature of
construction activities, impacts in this regard are considered to be less than significant.

¢) A substantial permanent increase in ambient noise levels in the project vicinity above levels
existing without the project? Less Than Significant Impact. The proposed project will not
result in substantial permanent increases in ambient noise levels during the operational
phase. As discussed above, project noise is related to construction and therefore, impacts will

be temporary and less than significant.

d) A substantial temporary or periodic increase in ambient noise levels in the project vicinity
above levels existing without the project? Potentially Significant Unless Mitigated. See
response to item 14.11.a. The proposed project will result in disturbances created by short-
term construction activities. Noise generated by construction equipment can reach high
levels. Due to existing residences located adjacent to the proposed project site, mitigation
measures (NOI-1 and NOI-2) have been provided to ensure that construction related noise
will be less than significant. No substantial temporary or periodic increases in ambient noise
levels are anticipated to result from the operational phase of the proposed project. Therefore,
impacts will be less than significant with incorporation of mitigation measures NOI-1 and

NOI-2.

e) For a project located within an airport land use plan or, where such a plan has not been
adopted, within two miles of a public airport or public use airport, would the project expose
people residing or working in the project area to excessive noise levels? No Impact. The
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proposed project site is not located within an airport land use plan or within two miles of a
public airport or public use airport.

For a project within the vicinity of a private airstrip, would the project expose people
residing or working in the project area to excessive noise levels? No Impact. The proposed
project site is not located within the vicinity of a private airstrip and will not expose people
residing or working in the project area to excessive noise levels.

i s Potential - S
. Potentially .;S_Igni'ﬁi:'aln{ Lass than N
: Significant niess | Significant | ~ NO
b gnitican Unless | Tg=——==n | Impact
B S impact | “pje | [mpact -
14.12 POPULATION & HOUSING. Would the project:
a. Induce substantial population growth in an area, either
directly (for example, by proposing new homes and
businesses) or indirectly (for example, through extension PN O O X u
of roads or other infrastructure)? ’
b. Displace substantial numbers of existing housing,
necessitating the construction of replacement housing O O O
elsewhere?
¢. Displace substantial numbers of people, necessitating the
construction of replacement housing elsewhere? O O O X

February-September 2008

a)

b)

Induce substantial population growth in an area, either directly (for example, by proposing
new homes and businesses) or indirectly (for example, through extension of roads or other
infrastructure)? Less Than Significant Impact. The proposed project includes the
construction of 80 units of senior housing, in an area designated for urban high density
residential uses per the City’s General Plan and Zoning Code. The project will also replace
an existing 18-inch storm drain with a 24-inch storm drain per recommendation of the City.
The existing 18-inch stormdrain could accommodate the proposed flows generated by the
proposed project, but the existing pipe is old and in poor condition. The City requested that
the 18-inch pipe be replaced with a 24-inch pipe to accommodate future planned growth.
Because the project is consistent with the City’s General Plan and Zoning Code, impacts to
population and housing beyond those identified within the City’s General Plan will be less

than significant.

Displace substantial numbers of existing housing, necessitating the construction of
replacement housing elsewhere? No Impact. The proposed project will not require the
removal of existing housing, and therefore will not necessitate the construction of

replacement housing elsewhere.
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¢) Displace substantial numbers of people, necessitating the construction of replacement
housing elsewhere? No Impact. The project will not result in displacement of people;
therefore, no replacement housing will be required, and therefore no impact will occur.

o Potentially
otentia - -
: Signifi h [ Slanincant Significant No

e SRy : %-ﬁ an cant U!‘a!s:ess Impact lmpact
bfedeoy 0§ | mpsct | ffi |s mpact | B
14.13 PUBLIC SERVICES. Would the project result in substantial adverse physical impacts associated with the provision of new
or physically altered governmental facilities, need for new or physically altered governmental facilities, the construction of which
could cause significant environmental impacts, in order to maintain acceptable service ratios, response times or other performance

objectives for any of the public services:

Less than

Fire Protection? 0 O X O
Police Protection? 0 O X O
Schools? O O X O
Parks? O O X O
Other public facilities? 0 O X O

Fire protection? Less Than Significant Impact. The Oceanside Fire Department provides
fire protection and safety services to the City of Oceanside. The nearest fire station (Fire
Station No. 4) is located at 3995 Lake Boulevard. The design of the proposed project must
comply with Fire Department requirements and standards to ensure adequate fire protection
improvements and access is provided. The project will result in an increase in call volume
and in turn an increase in response to the area. According to the Fire Department, the
potential increase in service could be met with little impact on existing resources. Therefore,
impacts to response times will be less than significant.

In accordance with Oceanside Code of Ordinance Chapters 32B and 32C, the project, along
with any other residential project constructed in Oceanside, is required to pay public facility
fees based on the impact fee schedule in effect at the time of issuance of a building permit.
This provides the funds for additional fire facilities to be built to serve the City. The location
of the additional fire facilities will be determined at a later date by the fire department.
Payment of the required public facility fee will reduce cumulative impacts to future fire
protection services. Therefore, impacts will be less than significant.

Police protection? Less Than Significant Impact. Police protection services are provided by
the City of Oceanside Police Department. As indicated by Thomas Jones, Administrative
Captain, Oceanside Police Department, no significant impacts related to police protection or
services are anticipated with implementation of the proposed project. However, in
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accordance with Oceanside Code of Ordinance Chapters 32B and 32C, the project is

required to pay public facility fees based on the impact fee schedule in effect at the time of

issuance of a building permit. This provides the funds for additional police services to serve

future growth in the area. Therefore, payment of appropriate public facilities fees will reduce
_impacts to police protection services to less than significant.

Schools? Less Than Significant Impact. The proposed project will result in the development
of senior apartment homes. No persons under the age of 62 will be permitted to reside within
the proposed senior community. Therefore, impacts to existing schools or the need for
additional schools will not result. It should be noted that since the project entails
development of residential uses it is still subject to the City of Oceanside’s Code of
Ordinance Chapter 32B, C, and E. Therefore, the project is required to pay school impact
fees. Implementation of public school impact fees will reduce potential impacts to schools to

less than significant.

Parks? Less Than Significant Impact. The proposed project will result in the construction
of 80 senior apartment homes. No parks will be developed as part of the project; however,
covered and uncovered patio facilities will be constructed around the proposed structure.
Recreational amenities such as a community room, an arts and crafts room, a library and
computer room are also included as part of the proposed project. Implementation of the
proposed project may result in an increased attendance at existing park facilities. To offset
any potential impacts the applicant is required to comply with Oceanside Code of Ordinance
Chapters 32B and 32D, which requires the payment of appropriate park impact fees.
Payment of park impact fees will reduce impacts to parks to less than significant.

Other public facilities? Less Than Significant Impact. The proposed project will result in
the construction of 80 senior apartment homes. Recreational facilities provided as part of the
proposed project include a community room, community kitchen, lounge, arts and crafts
room, library and computer room and covered and uncovered patios. Aside from the public
services outlined above, services needed by future residents are anticipated to be fulfilled by
onsite facilities and services. Therefore, a less than significant impact will occur.

14,14 RECREATION. Would the project:

a. Would the project increase the use of existing

neighborhood and regional parks or other recreational 0 0 K 0
facilities, such that substantial physical deterioration of the
facility would occur or be accelerated?

5670-01
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b. Does the project include recreational facilities or require
the construction or expansion of recreational facilities,

which might have an adverse physical effect on the O U & O

environment?

a) Would the project increase the use of existing neighborhood and regional parks or other

b)

recreational facilities such that substantial physical deterioration of the facility would occur
or be accelerated? Less Than Significant Impact. As mentioned above under item 14.13.4
the construction of 80 senior apartment units will likely increase the use of existing
community parks. To offset any potential impact the applicant is required to pay appropriate
park impact fees. Implementation of the required park fee will reduce any potential impacts
to existing parks to less than significant. No additional impacts will result.

Does the project include recreational facilities or require the construction or expansion of
recreational facilities which might have an adverse physical effect on the environment? Less
Than Significant Impact. As mentioned above in item 14.13.4, the project proposes the
construction of the following recreational amenities onsite (within the development footprint
being analyzed in this MND): a community room, community kitchen, lounge, arts and crafts
room, library and computer room and covered and uncovered patios. The impacts of the
construction of these amenities are addressed as part of the proposed project; therefore, these
amenities along with the payment of park development impact fees will result in less than
significant impacts.

14.14 TRANSPORTATION/TRAFFIC, Would the project:

Cause an increase in traffic which is substantial in relation
to the existing traffic load and capacity of the street system
(i.e., result in a substantial increase in either the number of
vehicle trips, the volume to capacity ratio on roads, or
congestion at intersections)?

Exceed, either individually or cumulatively, a level of
service standard established by the county
congestion/management agency for designated roads or
highways?

Resultin a change in air traffic patterns, including either an
increase in traffic levels or a change in location that results
in substantial safety risks?

[February-September 2008

Lit Jackson Senior Community Project - MND

5670-01

4-51



Initial Study/Environmental Checklist

4.0
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d. Substantially increase hazards due to a design feature
(e.g., sharp curves or dangerous intersections) or J l:] O
incompatible uses (e.g., farm equipment)?
€. Result in inadequate emergency access? O O O
. Result in inadequate parking capacity? O O O
g. Conflict with adopted policies, plans, or programs
supporting alternative transportation (e.g., bus turnouts, O O X
bicycle racks)?

a) Cause an increase in traffic which is substantial in relation to the existing traffic load and
capacity of the street system (i.e., result in a substantial increase in either the number of
vehicle trips, the volume to capacity ratio on roads, or congestion at intersections)?
Potentially Significant Unless Mitigated. A Traffic Impact Assessment was prepared for the
project by Linscott Law and Greenspan in January of 2007 (see Appendix E). The project
will result in a minor increase in vehicular trips as a result of the construction activity for the
proposed project. Anticipated traffic impacts from the construction phase of the project will
be minor and short-term. Therefore, less the significant impacts are anticipated for the

construction phase.

Table 4-5, Project Trip Generation identifies the proposed vehicle trips generated by the

proposed project.

Table 4-5

Project Trip Generation

AM Peak Hour PeakHour.
) % of Volume % of Volume
Volume ADT In| Out ADT In Out
Retirement Community 4/DU 320 5% 6 10 % 13 9
Total - 320 - 6 10 - 13

Rate is based on SANDAG's (Not So) Brief Guide of Vehicular Traffic Generation Rates for the San Diego Region, April 2002

Based on the estimated trip generation, the traffic report evaluated service levels at
potentially affected intersections including the following:

. College Boulevard/ Plaza Drive

. College Boulevard/ Lake Boulevard/ Marron Road

e  Lake Boulevard/ Esplanade Street

5670-01
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e  Lake Boulevard/ Thunder Drive
e  Lake Boulevard/ Mira Monte Drive
All project study area intersections were evaluated under four scenarios including existing
condition, existing plus project, existing plus cumulative and existing plus project plus
cumulative (see Table 4-6, Projected Intersection Operations). The level of service analysis
was conducted using the highway capacity manual (HCM) delay method.
Table 4-6
Projected Intersection Operations
- : ] Existing ¥ Existing + ;
% "'fé"l?_"g‘,',é; Peak Existing.. Project | Cumulative | E+C+P
Intersection %Typ,g_}@ﬁ. - Hour Delay | LOS | Delay | LOS | Delay | LOS | Delay | LOS
AM 216 c 216 ] C 221 C 22.2 C
College Blvd/ Plaza D Signal
SRR M [ s8] ¢ szl c| 7 | 0] %8 0
College Bivd/ Lake . AM 27.8 Cc 219 | C 28.8 C 28.9 c
Signal
Boulevard/ Marron Rd PM 34.9 c 351] D 35.6 D | 358 D
AM 16.7 C 196 | C 16.9 C 19.9 C
Lake Bivd/ Esplanande St | TWSC
PM 48.2 E 735 F 484 E 733 F
AM 27.7 C 218 | C 27.8 C 27.8 C
k / der D Signal
Lake Bva/ Thunder Dr O T em s8] b [®me| D] 32 | 0| %3 D
AM 18 C 18 C 18.7 C 18.7 C
Lak MiraM D Signal
ke B MiraMonte Dr | Sional =00 —T"555 T F T ess] F | o6 | F | o1 |

Table 4-6 identifies all signalized intersections in the existing plus project scenario will
operate at LOS D or better with the addition of the proposed project. However, unsignalized
intersections are calculated to continue to operate worse than LOS F during the PM peak
hour. Specifically, Lake Boulevard/Esplanade Street intersection degrades from LOS E to
LOSF during the peak hour and Lake Boulevard/Mira Monte Drive will remain at LOS F in
the PM peak hour. This is considered a significant near-term impact.

Table 4-7, Projected Segment Operations shows the street segment operations for the four
scenarios: existing; existing plus project; existing plus cumulative; and existing plus project
plus cumulative. All four scenarios are expected to continue to operate at LOS C or better
except for Lake Boulevard from Thunder Drive to Mira Monte Drive which will operate at
LOSF in all four scenarios. In order to mitigate these impacts to a level below significant,
mitigation is provided.
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Table 4-7
Projected Segment Operations
Ak Existing : : Existing +
Street oo Capacity |~ Existing Existing + Project Cumuiative E+C+P
Segment | Classification | (LOSE) | ADT [ vic [Los| apt Igwc [Los| Aot Jwic Jros| Aot | vic [ Los

College Boulevard

Plaza Dr.
to Lake 6 lane Prime 50,000 | 38,260 | 0.77 C |38420/0.77| C | 40400 0.81 D |40560 081 D

Bivd

Lake Blvd
to
Tamarack
Ave.

4 lane Major 40,000 | 26,890 | 067 | B | 26940 | 067 | B | 29560 (074 | C |20610]074| C

Lake Boulevard

College 4n 25000 | 16,880 | 068 [ B | 17,130 | 069 B | 17,060 (068 B |[17310[069| B

Blvd to Secondary
Esplanand
e St.

Esplanade 4In 25,000 | 15,810 { 0.63 B 15880 | 064 B (15990 {064 B |16,060]| 064 | B
Stto Secondary
Thunder
Dr.

Thunder 2 In Industrial
Dr to Mira Collector 10,000 | 14,200 | 1.42 F 114230 {142 | F [14,380 {143] F | 14410 144 | F

Monte Dr

Mitigation Measure

TRF-1  Inorder to alleviate traffic conditions at Lake Boulevard and Esplanade Street, a

the applicant shall pay a fair share portion of the cost for the traffic signal shali
be-nstaltedcurrently being installed by the City at this intersection. Installation

of this signal will allow this intersection to operate at LOS C.

b) Exceed, either individually or cumulatively, a level of service standard established by the
county congestion management agency for designated roads or highways? Potentially
Significant Unless Mitigated. See response to item 14.15.a, above. According to Table4- 6,
Project Intersection Operations, the proposed project will result in the Lake
Boulevard/Esplanade Street intersection decreasing from LOS E to LOS F both individually
and cumulatively. With implementation of mitigation measure TRF-1 impacts will be less

than significant.

¢) Result in a change in air traffic patterns, including either an increase in traffic levels or a
change in location that results in substantial safety risks? No Impact. The project does not
propose any use which will result in a change in air traffic patterns. Therefore, no impact
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d)

g)

will occur.

Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm equipment)? Less Than Significant Impact.
The project will consist of a senior apartment complex located adjacent to other retirement
homes and assisted living structures. The placement of the building in the proposed location
will not result in the development of incompatible uses in or around the site. Therefore due
to the project’s consistency with the City’s General Plan for urban high density residential
uses, hazards associated with design features will be less than significant.

Result in inadequate emergency access? Less Than Significant Impact. See response to
item 14.7.g. Development will be required to meet City standards for emergency access.
Emergency Fire Department Access is proposed via Lake Boulevard and development plans
include a hammerhead turnaround for department engines. In order to avoid potential
emergency access issues during construction, a traffic control plan has been included as a
project feature. Incorporation of the traffic control plan as identified in Table 2-1, Summary
of Standard Project Design Features and Construction will reduce potential impacts to less

than significant.

Result in inadequate parking capacity? Less Than Significant Impact. The project proposes
to provide 66-37 parking spaces for residential/guest uses plus three-visiter-3 handicapped
spaces and 1 mail carrier spaces (total of 6341). The City of Oceanside requires two parking
spaces per residential unit. The City allows a parking study to validate reduced parking. An
Affordable Housing Community Parking Ratio study was prepared by Southern California
Presbyterian Homes in 2007, and indicates that the number of resident vehicles per dwelling
unit ranges from 19 to 71 percent, with an average of 45 percent. The amount of residential
parking spaces proposed per dwelling unit for the proposed project is approximately 2875
percent. Therefore, the City has determined that the amount of parking spaces proposed for
the project is adequate for the proposed use (Von Hacht 2007). Impacts will be less than

significant.

Conflict with adopted policies, plans, or programs supporting alternative transportation
(e.g., bus turnouts, bicycle racks)? No Impact. Project implementation will not conflict with
adopted policies, plans, or programs supporting alternative transportation as there are no bus
stops, turnarounds or bicycle racks currently located adjacent to the project site. However, a

bus stop is proposed within the project site, along the north edge of Lake Boulevard, in
accordance with North County Transit District standards. Impacts are not anticipated in this

regard.
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14.15 UTILITIES AND SERVICE SYSTEMS, Would the project:
a. Exceed wastewater treatment requirements of the
applicable Regional Water Quality Control Board? O] O X O

b. Require or result in the construction of new water or

wastewater treatment facilities or expansion of existing | 0 X 0
facilities, the construction of which could cause significant

environmental effects?

¢. Require or result in the construction of new storm water
drainage facilities or expansion of existing facilities, the
construction of which could cause significant O O ¢ L]
environmental effects?

d. Have sufficient water supplies available to serve the
project from existing entitlements and resources, or are O O X 'l
new or expanded entitiements needed?

€. Result in a determination by the wastewater treatment
provider which serves or may serve the project that it has

adequate capacity to serve the project’'s projected O O X O
demand in addition to the provider's existing
commitments?

f.  Beserved by alandfill with sufficient permitted capacity to | 0 X N
accommodate the project’s solid waste disposal needs?

g. Comply with federal, state, and local statutes and 0 O] 0 X

regulations related to solid waste?

a) Exceed wastewater treatment requirements of the applicable Regional Water Quality
Control Board? Less Than Significant Impact. The proposed residential development is
anticipated to increase the amount of wastewater generated in the project area. The City’s
Water Utilities Department is responsible for the operation and maintenance of the City’s
wastewater collection and treatment facilities. This system includes over 400 miles of
pipelines, two wastewater treatment plants, 34 sewer lift stations and an industrial waste
inspection program. The City’s sewage is presently treated at full secondary treatment level,
per EPA standards. (City of Oceanside 2007) The Oceanside Water Utilities Department
bases their wastewater treatment services projections on the City of Oceanside’s General
Plan land use designations. Since the proposed project is consistent with the General Plan
land use designation for the project site, it is anticipated that implementation of the proposed
project will not result in an increase in demand that could potentially cause a treatment
facility to exceed Regional Water Quality Control Board requirements. Impacts will be less

than significant.
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b) Require or result in the construction of new water or wastewater treatment Jacilities or
expansion of existing facilities, the construction of which could cause significant
environmental effects? Less Than Significant Impact. See response to item 14.15.a, above.
The City of Oceanside Water Utilities Department is responsible for purchasing water from
the San Diego County Water Authority and delivering it throughout the City for domestic,
commercial, irrigation, and fire protection purposes. Reservoirs are maintained at levels to
prevent any interruption of service to the public, and waterline repairs are made at all hours
of the day or night. Water lines currently transverse the project site in a north/south
direction. These lines are located to the east of the proposed development area. In addition
two sewer manholes are located on the project site within the development area. It should be
noted that these manholes will not be disturbed during project construction or operational
phases. Access to the sewer manholes will not be hindered. The project will require the
extension of existing water and wastewater lines to connect to the proposed structure. These
infrastructure improvements have been included in the projects limits of impacts. As
mentioned above, the Oceanside Water Utilities Department bases their service needs on the
Oceanside General Plan land use designations. Since the project is consistent with the sites
General Plan designation it is anticipated that implementation of the proposed project will
not result in an increase in demand that could potentially require or result in the construction
of new previously unplanned water or wastewater treatment facilities or the expansion of
existing facilities. Therefore, impacts will be less than significant.

¢) Require or result in the construction of new stormwater drainage facilities or expansion of
existing facilities, the construction of which could cause significant environmental effects?
Less Than Significant Impact. A stormwater manhole is located in the south, central portion
of the project site. This manhole will not be disturbed during project construction or
operation phases. This stormwater manhole will service the site and access to this facility

will not be hindered.

The project site is currently divided into two drainage basin areas which drain from the
center of the site to the west and east. The western drainage basin currently generates 2.32

cfs while the eastern basin generates 1.82 cfs (4.14 cfs total). The proposed site will surface
drain to a private subsurface storm drain system of inlets and pipes. The westside-ofthesite

will-generate-a-total-flow-o£-5-39-efsproposed project will result in a total runoff volume of
6.69 cfs (an increase of 2.55 cfs from existing conditions), which will connect to a proposed

subsurface storage system feeding an enclosed wetland-biefilterbioretention treatment
system or a vegetated bloﬁlter swale for filtration puxposes before 1t dlscharges to Buena
Vista Creek. stde he-site ; p

swale-befere—}t—dfams—te-Buena—Vma-Gfeek—The Buena Vlsta Creek has the capac1ty to

accept this increase in discharge.
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d) Have sufficient water supplies available to serve the project from existing entitlements and
resources, or are new or expanded entitlements needed? Less Than Significant Impact. The
project may necessitate additional water supplies than what is currently used within the City.
It is not anticipated that the proposed project is of a scale to necessitate new construction or
significant expansion of existing facilities. As mentioned above under Section 14.15 item b,
the Water Utilities Department bases its supply needs from the land uses designated by the
City’s General Plan. Therefore since the project is consistent with the General Plan
designation, impacts will be less than significant. Further, because the project will not result
in more than 500 new housing units, a Water Department Water Supply Assessment is not

required.

€) Result in a determination by the wastewater treatment provider which serves or may serve
the project that it has adequate capacity to serve the project’s projected demand in addition
to the provider s existing commitments? Less Than Significant Impact. Refer to response to
items 14.15.a and 14.15.b, above. The Water Utilities Department bases its supply needs
from the land uses designated by the City’s General Plan. Therefore since the project is
consistent with the General Plan designation, impacts will be less than significant.

1) Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid
waste disposal needs? Less Than Significant Impact. The proposed residential project is not
of a scale that will in and of itself impact solid waste services or facilities. Landfill capacity
estimates are based on General Plan planned land use designations, which provide landfill
capacity planning staff with an estimate of the type and density of land use reasonably
anticipated throughout a landfill’s service area. The County of San Diego reviews its landfill
capacity and needs, and provides strategies for providing adequate solid waste disposal when
updating the Landfill Siting Element every five years. Since the project is consistent with the
sites general plan designation and will be required to comply with City Codes, impacts to
solid waste capacity are anticipated to be less than significant. In addition, the project will be
required to comply with the City of Oceanside Code Chapters 13.3 (requirements to manage
solid waste and recyclable material), 13.39 (designation of adequate space for solid waste
and recycling onsite), and 13.16(h) (requirement to separate all recyclable material from
solid waste) and State of California Assembly Bill 939 Solid Waste Management Diversion

Mandates.

g) Comply with federal, state, and local statutes and regulations related to solid waste? No
Impact. The project will comply with federal, state and local status and regulations related to
solid waste during both construction and operation. No impacts will result.
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Potentially-

ﬁotentially Significant " Less than
$7-3 4 e AT A N
Significant Unless SI?niﬂcapg lmp:ct
Impact mie | mpact |

14.16 MANDATORY FINDINGS OF SIGNIFICANCE. Would the project:

a. Does the project have the potential to degrade the quality
of the environment, substantially reduce the habitat of a
fish or wildlife species, cause a fish or wildlife population to
decrease below self- sustaining levels, threaten to
eliminate a plant or animal community, reduce the number O X O .
or restrict the range of a rare or endangered plant or
animal, or eliminate important examples of major periods
of California history or prehistory?

b. Does the project have the potential to achieve short-term, 0 X 0 0
to the disadvantage of long-term, environmental goals?

c. Does the project have impacts which are individually
limited, but cumulatively considerable (“Cumulatively
considerable” means the project’s incremental effects are O = O O
considerable when compared to the past, present, and
future effects of other projects)?

d. Does the project have environmental effects which will
have substantial adverse effects on human beings, directly J X O O
or indirectly?

a) Does the project have the potential to degrade the quality of the environment, substantially
reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to decrease
below self- sustaining levels, threaten to eliminate a plant or animal community, reduce the
number or restrict the range of a rare or endangered plant or animal, or eliminate important
examples of major periods of California history or prehistory? Potentially Significant
Unless Mitigated. The proposed project will result in direct impacts to 0.01 acre of degraded
southern willow scrub and 2:21.95 acres of disturbed habitat. Impacts to 0.01 acre of
degraded southern willow scrub will be temporary and will be less than significant.
However, mitigation has been provided to reduce the potential for indirect impacts to occur
to sensitive habitats located to the north of the proposed development area. Therefore with
implementation of mitigation measure BIO-1, impacts will be less than significant.

There are no known significant cultural resources located within the project site. Therefore
no impact to known resources will occur as a result of the project. However, mitigation has
been provided to reduce the potential for significant impacts to occur if undocumented
cultural resources or human remains are encountered during construction.

b) Does the project have the potential to achieve short-term, to the disadvantage of long-term,
environmental goals? Potentially Significant Unless Mitigated. The proposed project will
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not have the potentially to achieve short-term, to the disadvantage of long-term,
environmental goals with the implementation of mitigation measures in place.

¢) Does the project have impacts which are individually limited, but cumulatively considerable
(“Cumulatively considerable “means the project s incremental effects are considerable when
compared to the past, present, and future effects of other projects)? Potentially Significant
Unless Mitigated. The project will result in air quality, traffic, and noise cumulative impacts;
however as discussed previously they will be less than significant. The proposed project will
not have impacts that are individually limited but cumulatively considerable with mitigation
measures in place. Given that project impacts are insignificant, cumulative impacts are not

foreseen.

d) Does the project have environmental effects which will have substantial adverse effects on
human beings, directly or indirectly? Potentially Significant Unless Mitigated. The
proposed project does not have the potential to significantly affect humans, either directly or
indirectly with mitigation measures in place as indicated in the analysis above.

15.  PREPARATION. The initial study for the subject project was prepared by:

D lltho et

Elizabeth D'oalson, Environmental Project Manager

16. DETERMINATION. (To be completed by lead agency) Based on this initial evaluation:

[] I find that the proposed project COULD NOT have a significant effect on the environment,
and a NEGATIVE DECLARATION will be prepared.

[X]  Ifind thatalthough the proposed project could have a significant effect on the environment,
there will not be a significant effect in this case because the mitigation measures described
herein have been included in this project. A MITIGATED NEGATIVE DECLARATION

will be prepared.

[1] I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.
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17.

(]

[X]

18.

19.

[Eebruary September 2008

Lil Jackson Senior Community Project - MND

DE MINIMIS FEE DETERMINATION (Chapter 1706, Statutes of 1990-AB 315 8)

It is hereby found that this project involves no potential for any adverse effect, either
individually or cumulatively, on wildlife resources and that a "Certificate of Fee Exemption"

shall be prepared for this project.

It is hereby found that this project could potentially impact wildlife, individually or
cumulatively, and therefore fees shall be paid to the County Clerk in accordance with
Section 711.4(d) of the Fish and Game Code.

ENVIRONMENTAL DETERMINATION: The initial study for this project has been
reviewed and the environmental determination, contained in Section V. preceding, is hereby

approved:

o
£

.l 2 f £
Je ittlem C{fy Planner

PROPERTY OWNER/APPLICANT CONCURRENCE: Section 15070(b)(1) of the
California Environmental Quality Act (CEQA) Guidelines provides that Lead Agencies may
issue a Mitigated Negative Declaration where the initial study identifies potentially
significant effects, but, revisions in the project plans or proposals made by, or agreed to by
the applicant before a proposed mitigated negative declaration and initial study are released
for public review would avoid the effects or mitigate the effects to a point where clearly no
significant effects would occur. The property owner/applicant signifies by their signature
below their concurrence with all mitigation measures contained within this environmental
document. However, the applicant’s concurrence with the Draft Mitigated Negative
Declaration is not intended to restrict the legal rights of the applicant to seek potential
revisions to the mitigation measures during the public review process.

Stj’ Jackyt’fgf Oceanside Housing Program Manager
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SECTION 6.0
LIST OF PREPARERS

The following individuals participated in the preparation of this MND:

6.1 LEAD AGENCY-CITY OF OCEANSIDE

Planning
Jerry Hittleman, City Planner
Juliana von Hacht, Associate Planner

Housing
Mary Phillips, Senior Housing Program Manager
Steve Jackson, Housing Program Manager

Transportation
Paul Pace, Traffic Engineer

Geology
Chris Lilback, GeoPacifica

6.2 ENVIRONMENTAL CONSULTANTS/MND PREPARATION - DUDEK

Project Management
Sarah Lozano, Senior Project Manager

Environmental Impact Analysis
Elizabeth Doalson, Environmental Project Manager

Mike Howard, Biologist

GIS/CADD
Koman Diabate, GIS Technician
Jeff Kuban, GIS Technician

Mark McGinnis, GIS Analyst

Publications
Matthew Caselli, Publications Production Lead

Yamina Gruebel, Publications Assistant

Bethany Andreen, Publications Assistant
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6.0 List of Preparers

6.3 TECHNICAL REPORT PREPARATION

Air Quality Impact Analysis, Dudek
Troy White, Project Manager
Jane Gray, Acoustical Planner

Biological Letter Report, Everett and Associates Environmental Consultants
Bill Everett, Certified Biological Consultant

Phase | for Archaeological Study, Historical, Environmental, Archaeological

Research Team
Robert Wlodarski, Principal Investigator

Report of Geotechnical Investigation, Shepardson Engineering Associates, Inc.
William Ellis, Senior Geotechnical Engineer

Phase | Site Assessment, Pacific Southwest Group
Michael Jones, Asbestos Consultant
Robert Vanderstraeten, REA

Stormwater Mitigation Plan, K&S Engineering
Kamal Sweis, Registered Professional Engineer

Preliminary Hydrology Study, K&S Engineering
Kamal Sweis, Registered Professional Engineer

Hydrology and Hydraulic Analysis, K&S Engineering
Manuel Salcido, Project Manager

Noise Assessment, Marshall Long Acoustics
Marshall Long, PhD, P.E.

Traffic Impact Analysis, Linscott, Law and Greenspan
John Boarman, Principal Engineer
John Keating, Principal Engineer
Raul Armenta, Principal Engineer
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Lil Jackson MND Sept-2008 Appendix B*

EVERETT AND ASSOCIATES
ENVIRONMENTAL CONSULTANTS

ESTABLISHED IN 1975

POST OFFICE BOX 1085 (760) 765-3377 TELEPHONE
LA JOLLA, CALIFORNIA 92038 (760) 765-3113 FACSIMILE

21 February 2008

Mr. Gary Bardovi

Dvoretzky Bardovi Bunnell Architects
3611 Motor Avenue

Los Angeles, California 90034

BIOLOGICAL LETTER REPORT AND WETLAND DELINEATION

Project Name: Lil Jackson Senior Community, City of Oceanside

Dear Mr. Bardovi,

I have prepared the following letter report at your request and in response to issues raised
by our previous communications and meetings with Oceanside staff.

. The Lil Jackson Senior Community project (see figures and accompanying vegetation
map) encompasses 5.03 gross acres in the City of Oceanside (APN 168-012-28). The project
proposes 80 units of affordable senior apartments in a three story building. The City of
Oceanside owns the existing single parcel. The project includes splitting of the parcel with the
city retaining ownership of the eastern and northern 2.83 acres as open space and the applicant,
Southern California Presbyterian Homes, obtaining ownership of the remaining 2.20 acres which
is the site of the proposed construction. A portion of the 2.83 acres to remain with the City
(currently a Disturbed area) will be temporarily used for construction staging as well as the
temporary stocking of soil to be removed and replaced on the project site.

THE PROJECT SETTING

The project site is situated on Lake Boulevard just east of College Boulevard, and abuts
Buena Vista Creek (Figures 1 and 2). The approximate USGS coordinates of the site are
33°11°N, 117°17°W as determined on-site by Global Positioning System (GPS) receiver (San
Luis Rey 7.5 minute series USGS quadrangle, see Figure 3). The property is bordered on the east
and west by high density apartment/condominium type developments, on the south by high
density residential tracts, and on the north (across Buena Vista Creek) by large-scale commercial
development. The general vicinity is characterized by high-density development (see Figures 4

and 5 and the accompanying Vegetation Map).

The project site consists of a barren vacant lot (a portion of which is the area proposed
for development), bordered on the north by the very incised drainage of Buena Vista Creek.

CELEBRATING 32 YEARS OF ENVIRONMENTAL EXCELLENCE



Lil Jackson MND Sept-2008 Appendix B

METHODS

To conduct an assessment of biological resources and the wetland delineation, I visited
the project site on 6 February 2007. The conditions for observation were excellent, with 15%
cloud cover, no impediments to visibility, temperature in the mid-60s, and no wind. A total of
2.5 hours on-site was spent collecting data for this report. During my visit, I was able to examine
the entire project site and adjacent areas on foot. An additional visit was made on 15 January
2008 to examine an area proposed for installation of a replacement drainage pipe to transport
runoff from adjacent streets through the property and into Buena Vista Creek.

My observations on-site were recorded as they were made, and form the basis of this
report and the site Vegetation Map. Animals were identified using scat, tracks, burrows,
vocalizations, or by direct observation with the aid of 10X42 Leica binoculars. Vegetation
mapping was conducted in accordance with vegetation community definitions as described in

Holland (1986) and Oberbauer (1996).

Sensitive Species and Habitats

Prior to the site visit, a variety of sources were reviewed to ascertain the possible
occurrence of sensitive species at the project site. First, soil types (Bowman 1973) were checked
to determine if the site contains soils known to support sensitive plant species. Records searches
for the USGS quadrangle and surrounding quads were done of the California Natural Diversity
Data Base (CNDDB) and California Native Plant Society (CNPS) On-Line Inventory of Rare
and Endangered Plants. Any sensitive species known to occur in the vicinity were given special
attention, and available natural history information was reviewed. Seasonal occurrence patterns
(e.g., annual plants, migratory birds) are factored into survey plans in the event that site visits are
made during time periods when certain species are not present or conspicuous. Information
sources include the Jepson Manual (1993), Rare Plants of San Diego (Reiser 1994), A Flora of
San Diego County, California (Beauchamp 1986), San Diego Native Plants (Lightner 2006),
U.S. Fish and Wildlife Service Recovery Plans for Threatened/Endangered Species, the San
Diego County Bird Atlas (Unitt 2004), and numerous other references, publications, and on-line
resources. Typically, 15-20 field guides to various taxa are taken into the field for quick
reference if necessary. In the field, potentially sensitive plants species not readily identified in
situ are photographed and/or collected for identification via keys or other methods.

During the site visit, all habitats are assessed for their suitability for occupation by any
sensitive species with potential to occur.

RESULTS!

The soil on the proposed development portion of the project site is entirely imported
undefined fill. This includes areas on both sides of Buena Vista Creek. In addition, much of the
sides of the creek banks have been lined with rip-rap and concrete erosion control features.
Based on conservation service maps (Bowman 1973), the soil type for the drainage bottom is
Visalia sandy loam, 2-5% slopes (VaB). Although a detailed soil analysis is beyond the scope of
this report, on-site examination appeared to verify this principal soil type.

! Scientific and common names for plant species are derived from The Jepson Manual, 1993; scientific and common
names for birds from the A.O.U. Check-list of North American Birds, 1998,
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Native habitats on the project site occur only within the incised drainage of Buena Vista
Creek, which is shown on the USGS topographical map as an intermittent blue line stream.

Although the drainage is highly disturbed and contains a significant component of
invasive non-native weedy vegetation, the presence of some native riparian plant species suggest
an appropriate vegetation community classification as Southern Willow Scrub (Holland Code
63320). Dominant native plant species in this area include mule fat Baccharis salicifolia, arroyo
willow Salix lasiolepis, sandbar willow S. exigua, a few coast live oaks Quercus agrifolia,
tarweed Hemizonia fasciculata, and Mexican elderberry Sambucus mexicana. Non-native plants
include fennel Foeniculum vulgare, giant reed Arundo donax, pampas grass Cortaderia jubata,
eucalyptus Eucalyptus sp., castor bean Ricinus communis, iceplant Carpobrotus edulis, fan palm
Washingtonia filifera, and unfortunately, the highly invasive and destructive cape ivy Delairea
oderata. Examination of the drainage bottom reveals that significant amounts of giant reed have
recently been removed, likely through the efforts of a local Resource Conservation District.
Although the Vegetation Map shows Southem Willow Scrub habitat in places reaching the top of
the slope of the drainage, this is an artifact of a few scattered individual small willows that have
managed to grow among the rip-rap. Unlike habitat at the bottom of the drainage, these scattered
non-contiguous willows do not provide significant habitat for wetland species.

Along the south slope of the drainage is a narrow band (0.45 acres) of Southern Mixed
Chaparral (Holland Code 37121). Dominant native plant species in this area include toyon
Heteromeles arbutifolia and coyote brush Baccharis pilularis. This area has also been invaded
by tocalote Centauaea melitensis, fennel, and iceplant. I conducted a habitat assessment and
concluded that the site is not suitable for occupation by California gnatcatchers Polioptila
californica, and should not require focused surveys for this species.

The flat, upper area of the parcel, including the area slated for development, is essentially
Disturbed - devoid of vegetation (See photographs). No grasses grow in this area. The only
native plant species are a few scattered emergent individuals of coastal golden bush Isocoma
menzesii, a species that often readily invades disturbed areas.

During the site survey a variety of common resident bird species were observed. These
included Mourning Dove Zenaida macroura, Killdeer Charadrius vociferous, Anna’s
Hummingbird Calypte anna, Bushtit Psaltriparus minimus, Black Phoebe Sayornis nigracans,
California Towhee Piplio crissalis, Western Scrub Jay dphelocoma californica, Song Sparrow
Melospiza melodia, and House Finch Carpodacus mexicanus. Most of these species are common

residents of developed and disturbed habitats.

A single Southern Alligator Lizard Elgaria multicarinata was observed. Burrows of
Botta’s Pocket Gopher Thomomys bottae were abundant, and California Ground Squirrels
Spermophilus beecheyi were also observed. Other common mammal species likely occur.

During the summer of 2000 the previous property owner commissioned a Biological
Resources Survey and Report. Field work was conducted in May, June, and July of 2000 by
biologists from Dudek and Associates, Inc. As part of the report, focused surveys for Least
Bell’s Vireos and Southwestern Willow Flycatchers were conducted according to USF&WS
protocols. Neither these or any other sensitive species were detected. Also, the report included a
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wetland delineation, but excluded detailed discussion of Impacts since no specific project was
proposed at the time.

Although there are minor differences between the findings of this report and the Dudek
study, the findings of the Dudek report are essentially current and accurate. Repetition of these
focused surveys should not be necessary. The Dudek report is included with this report (See

Appendix B).

No sensitive, threatened, or endangered species of plants or animals were observed on the
site and none are considered likely to occur.

WETLANDS DELINEATION

The U.S. Army Corps of Engineers’ (USACE) frequently requires that formal or informal
wetland delineations be conducted under guidelines set forth in the 1987 Corps of Engineers
Wetland Delineation Manual. The USACE defines a wetland as “an area. .. inundated or
saturated by surface or ground water at a frequency and duration sufficient to support, and that
under normal circumstances do support, a prevalence of vegetation typically adapted for life in
saturated soil conditions.” Typically, USACE wetlands are characterized by the presence of
hydrophytic vegetation, hydric soils, and wetland hydrology.

Hydrophytic Vegetation

Hydrophytic vegetation is defined as the sum total of macrophytic plant life that occurs in
areas where the frequency and duration of inundation or soil saturation produce permanently or
periodically saturated soils of sufficient duration to exert a controlling influence on the plant
species present. The governing environmental conditions for hydrophytic vegetation are
saturated soils resulting from periodic saturation or inundation by surface or ground water. These
periodic events must occur for sufficient duration to result in anaerobic soil conditions. When the
dominant species in a plant community are typically adapted for life in anaerobic soil conditions,
hydrophytic vegetation is present. The USACE uses the concept of plant communities rather
than individual indicator species as criteria for determining a prevalence of hydrophytic
vegetation in a wetland. The presence of a few individuals of a hydrophytic species in a
community dominated by upland species is not a sufficient basis for concluding that an area has
hydrophytic vegetation (1987 Corps Manual, Part 3, Section 29). Also, the mere presence of
standing water or saturated soil on a site is insufficient evidence that the plant species present are
able to tolerate long periods of inundation (Section 35).

The USACE has set forth various categories of plants as indicators to be used, in part, in
determining whether or not the prevalence of these species in a plant community constitutes
hydrophytic vegetation. These categories include Obligate Wetland Plants (OBL), Facultative
Wetland Plants (FACW), Facultative Plants (FAC), Facultative Upland Plants (FACU), and
Obligate Upland Plants (UPL). When more than 50 percent of the dominant species are OBL,
FACW, or FACH, it is an indication that hydrophytic vegetation is present.
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Hydric Soils

The hydric soil definition and criteria published in the 1987 Corps Manual have been
determined to be obsolete. The current hydric soil definition, criteria, and lists are available over
the World Wide Web from the U.S.D.A. Natural Resources Conservation Service (NRCS). For
purposes of this investigation, the definition used is that contained in the publication “Field
Indicators of Hydric Soils in the United States” (USDA, NCRS 2003). Therein, hydric soils are
defined as soils that formed under conditions of saturation, flooding, or ponding long enough
during the growing season to develop anaerobic conditions in the upper part of the soil. Nearly
all hydric soils exhibit characteristic morpholo gies that result from repeated periods of saturation
or inundation, or both, for more than a few days. Saturation or inundation when combined with
microbial activity in the soil causes a depletion of oxygen. This anaerobiosis promotes
biogeochemical processes, such as the accumulation of iron and other reducible elements. These
processes also result in characteristic morphologies that persist in the soil during both wet and
dry periods, making them particularly useful for identifying hydric soils.

Wetland Hydrology

Wetland hydrology encompasses all hydrologic characteristics of areas that are
periodically inundated or have soils saturated to the surface at some time during the growing
season. Areas with evident characteristics of wetland hydrology are those where the presence of
water has an overriding influence on characteristics of vegetation and soils due to anaerobic and
reducing conditions, respectively. Such characteristics are usually present in areas that are
inundated or have soils that are saturated to the surface for sufficient duration to develop hydric
soils and support vegetation typically adapted for life in periodically anaerobic soil conditions.
Hydrology is often the least exact of the parameters, and indicators of wetland hydrology are
sometimes difficult to find in the field. However, it is essential to establish that a wetland area is
periodically inundated or has saturated soils during the growing season.

Indicators of wetland hydrology may include, but are not limited to-: drainage patterns,
drift lines, sediment deposition, watermarks, stream gauge data and flood predictions, historic
records, visual observation of saturated soils, and visual observation of inundation. These
hydrology indicators are considered to be “primary indicators™, any one of which is sufficient
evidence that wetland hydrology is present when combined with a hydrophytic plant community
and hydric soils. In addition, the following “secondary indicators” may also be used to determine
whether wetland hydrology is present. In the absence of a primary indicator, any two secondary
indicators must be present to conclude that wetland hydrology is present, i.e.: presence of
oxidized rhizospheres associated with living plant roots in the upper 12 inches of the soil,
presence of water-stained leaves, local soil survey hydrology data for identified soils, or the

FAC-neutral test of the vegetation.

The presence of one or two of the wetland components (Hydrophytic Vegetation, Hydric
Soils, or Wetland Hydrology) is not sufficient for an area to be classified as a USACE wetland.
All three components must be clearly present for an area to be determined to constitute a

jurisdictional wetland.
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In addition to regulating jurisdictional wetlands, Section 404 of the Clean Water Act
(33 U.S.C. 1344) requires authorization for discharges of dredged or fill material into Waters of
the United States. For non-tidal Waters of the U.S. the extent of Jurisdiction is defined as the
Ordinary High Water Mark, which is defined as: “the line on the shore established by the
fluctuations of water and indicated by physical characteristics such as a clear, natural lines
impressed on the bank, shelving, changes in the character of soil, destruction of terrestrial
vegetation or presence of litter and debris.”

Thus, an area determined to be a non-wetland may still be under USACE jurisdiction if
certain criteria are met. To aid in identifying characteristics of Waters of the U.S., the USACE
has prepared guidelines (USACE 2001) and a matrix detailing potential Waters of the U.S.
based on apparent flow regimes, geomorphic features, and surface flow indicators. In addition,
determination that a wetland or water body is a Waters of the United States also requires that
the area in question is subject to interstate commerce. These criteria were considered as they

apply to the project site.
California Department of Fish and Game Wetlands

Typically, the extent of CDFG wetlands is determined by the limits of riparian vegetation
as it extends from a stream, creek, river, pond, lake, or other water feature.

Results

The wetland delineation was conducted during the site visit on 6 February 2007.
Delineation methods were based on the CDFG wetland definition and additionally generally
followed the protocol as set forth by the 1987 Army Corps of Engineers Wetland Delineation
Manual (Wetland Training Institute 1995). The delineation process was primarily created to
identify the boundaries of wetlands where those boundaries are questionable. In areas where
there is hydrophytic vegetation and signs of hydrology are present, test pits are dug to determine
the presence of hydric soils, an essential component of a USACE wetland. Because no such
questionable areas were identified on the project parcel, no test pits were excavated or standard

excavation forms filled out.

The bottom of the drainage that transects the project site (Buena Vista Creek), shown on
the USGS topographical map as an intermittent blue line stream, was flowing with water at the
time of the delineation (Photographs 5 & 6). As shown on the photographs, the slopes of the fill
that created the project site are lined with large, imported rip-rap. This rip-rap effectively
prevents erosion [= hydrology] of the south side of the drainage, and thus, extension of USACE
wetlands above the existing watercourse. Examination of the bottom of the drainage shows that
during rain/flood events, water overflows the main channel and extends toward the north over
sandy substrate that is typically one to three feet above the current flowing water level. Because
this area is well beyond potential impacts of the project, the northern boundary of the wetland

was not mapped or delineated.

However, along the steep south side of the drainage, there are several areas where
riparian vegetation (as noted above - mainly willows Salix sp.) grow on the slopes. In several
places, this riparian vegetation extends to the top of the slope (See Vegetation Map).
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PROJECT IMPACTS

The California Environmental Quality Act (CEQA) requires that projects avoid or
adequately mitigate for the loss of sensitive species and habitats. Such avoidance or mitigation
enables lead agency staff to make a finding of No Significant Impact and issue a Negative
Declaration or Mitigated Negative Declaration for the proposed project.

The Lil Jackson Senior Community project will avoid most significant impacts to
sensitive habitats by placing such habitats in a dedicated buffered Biological Open Space
Easement. It should be noted that there are two existing utility easements that traverse Buena
Vista Creek. These easements would remain and would be conditioned into the terms of the
Biological Open Space Easement. One of the easements contains a buried 18” storm drain that
carries runoff from Lake Boulevard into Buena Vista Creek. This drain will be replaced by a new
24” drain that will be buried above the existing drain within the easement. This will necessitate
installing a new headwall and rip-rap dissipater just below the crest of the embankment and
above the existing drain outlet (See Vegetation Map for exact location). This will result in an
unavoidable impact to several small willows in an area of 424 square feet or 0.01 acres (Figure
6). Based on City of Oceanside thresholds of significance, this potential impact will be
significant pursuant to the CEQA Guidelines, and will require mitigation to reduce impacts to
below a level of significance. In addition, an application for a Streambed Alteration Agreement
with California Department of Fish and Game is being submitted to assure compliance with Fish
and Game Code §1600. The U.S. Army Corps of Engineers is also being consulted to determine
if permits pursuant to the Clean Water Act will be required for this work.

Table 1. Existing Vegetation Communities On The Project Site

PLANT ACREAGE | IMPACTED ACREAGE MITIGATION
COMMUNITY ON-SITE HABITAT PRESERVED REQUIRED
ON-SITE (Ratio)

Disturbed Habitat 3.26 N/A 1.06 0
Southern Mixed 045 0 045 0
Chaparral

Southern Willow 1.32 0.01 131 0.02
Scrub (degraded) @1
Total 5.03 0.01 2.82 0.02

No off-site impacts will result from the implementation of this project.

CONCLUSIONS AND MITIGATION

Habitats on the project site, aside from the disturbed area proposed for project
construction, consist of disturbed Southern Willow Scrub and a small area of Southern Mixed
Chaparral. A habitat assessment also indicated that the site and adjacent areas are not suitable for

occupation by California Gnatcatchers.

No listed or rare species were detected or are considered likely to occur.
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Along the western portion of the creek, north of the area proposed for construction, the
average distance from the edge of wetland habitat to the top of slope is 50 linear feet. This area,
containing mostly Southem Mixed Chaparral, provides a primary biological buffer for the
wetland habitat on-site. From the top of the slope to the edge of the proposed structures is an
additional 50 feet. Along the eastern portion of the site the buffer area averages over 200 feet.
The vast majority of wetland habitat is located at the bottom of the drainage, and is thus
additionally isolated from noise and other potential edge effects.

Impacts to 0.01 acres (426 square feet or 6 small individual willow trees) is deemed
significant and will require mitigation. Because of no net loss of wetland policies, mitigation will
occur on-site. Revegetation within the impacted area is impractical because the area is within an
existing utility easement and therefore it is not possible to protect the site in perpetuity.

The following are three alternatives for achieving the necessary mitigation:

1. To mitigate for impacts to six small willows, a total of 12 willows will be planted
elsewhere on the site within Southern Willow Scrub Habitat, in an area currently
inhabited by invasive non-native plant species. This alternative will require preparation
of a Revegetation Plan including requirements for monitoring and reporting to ensure

success of the plantings.

2. An area of 0.02 acres (852 square feet) of Disturbed Southern Willow Scrub

Habitat within the drainage on-site will be identified, have invasive non-native plant
species removed, and be maintained free of invasives for a period of five years. This
alternative will require monitoring and reporting.

3. A financial contribution will be made to the Mission Resource Conservation
District to aid in their efforts at wetland enhancement and restoration within the Buena

Vista Creek watershed.

The selected mitigation method will be decided after consultation with the U.S. Army
Corps and CDF&G wetland authorities, and will be concurred on by the Wildlife Agencies.

The following conditions will also be met:

1. A qualified biologist shall be retained by the applicant to review the final grading plans,
access routes and staging areas, monitor all aspects of construction, educate contractors about the
biological sensitivities associated with the area and ensure compliance with mitigation measures.

2. The qualified biologist shall conduct a training session for all project personnel prior to
any grading/construction activities. At a minimum the training shall include a description of the
target species of concern, its habitats, the general provisions of the Endangered Species Act
(Act) and the MHCP, the need to adhere to the provision of the Act and the MHCP, the penalties
associated with violating the provisions of the Act, the general measures that are being
implemented to conserve the target species of concern as they relate to the project, any
provisions for wildlife movement, and the access routes to and project site boundaries within

which the project activities must be accomplished.
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3. The footprint of habitat disturbance shall be minimized to the maximum extent feasible.
Access to sites shall be via pre-existing access routes to the greatest extent possible.

4. Placement of equipment and personnel within environmentally sensitive habitat areas
stream channels or on sand and gravel bars, banks and adjacent upland habitats used by target
species of concem shall be avoided. Activities that can not be conducted without placing
equipment or personnel in sensitive habitats shall be timed to avoid the breeding season of the

target species of concem.

5. Equipment storage, fueling and staging areas shall be located to minimize risks of direct
drainage into riparian areas or other environmentally sensitive habitats. These designated areas
shall be located in such a manner as to prevent runoff from entering sensitive habitats. All
necessary precautions shall be taken to prevent the release of cement or other toxic substances
into surface waters. All project related spills of hazardous materials shall be reported to
appropriate entities including but not limited to the City of Oceanside, FWS, and CDF G,
SWQCB and shall be cleaned up immediately and contaminated sails removed to approved

disposal areas.

6. Erodible fill material shall not be deposited into water courses. Brush, loose soils, or
other similar debris material shall not be stockpiled within the stream channel or on its banks.

7. Stockpiling of materials and other aspects of construction staging shall be limited to
disturbed areas without native vegetation, areas to be impacted by project development or in non

sensitive habitats.

8. Scheduling of construction activities shall minimize potential impacts to biological
resources. Construction adjacent to drainages shall occur during periods of minimum flow (e.
summer through first rain of fall) to avoid excessive sedimentation and erosion and to avoid
impacts to drainage dependent species. Construction near riparian areas or other sensitive
habitats shall be scheduled to avoid the breeding season (March through September) and
potential impacts to breeding bird species.

9. Human and pet access to preserve areas shall be limited to designated trails by use of
natural vegetation, topography, signs and limited fencing.

10.  Artificial lighting adjacent to the preserve area shall be eliminated except where essential
for roadway, facility use and safety and security purposes. Where use of artificial lighting is
necessary it shall be limited to low-pressure sodium sources. Use of low voltage outdoor or trail
lighting, spotlights or bug lights is prohibited. All light sources shall be shielded so that lighting
is focused downward to restrict any light spillover onto sensitive habitat.

11.  The qualified biologist shall monitor construction activities throughout the duration of
the project to ensure that all practicable measures are being employed to avoid incidental
disturbance of habitat and any target species of concern outside the project footprint.
Construction monitoring reports shall be completed and provided to the City of Oceanside, FWS
and CDFG summarizing how the project is in compliance with applicable conditions. The
project biologist shall be empowered to halt work activity if necessary and to confer with staff



Lil Jackson MND Sept-2008 Appendix B

10
from the City of Oceanside, FWS and CDFG to ensure the proper implementation of species
and habitat protection measures.

12. All revegetation plans shall be prepared and implemented consistent with Appendix C
(Revegetation Guidelines of the Final MHCP Plan - Volume II) and shall require written
concurrence of the FWS and CDFG.

13. To avoid attracting predators of the target species of concem, the project site shall be
kept clean of debris as possible. All food related trash items shall be enclosed in sealed
containers and regularly removed from the site. Pets of project personnel shall not be allowed on

site where they may come in contact with any listed species.

14.  Any habitat destroyed that is not in the identified project footprint shall be disclosed
immediately to the City of Oceanside, FWS and CDFG and shall be compensated at a minimum

ratio of 5:1.

15.  If dead or injured listed species are located, initial notification must be made within three
working days, in writing to the Service's Division of Law Enforcement in Torrance California
and by telephone and in writing to the applicable jurisdiction, Carlsbad Field Office of the FWS,

and CDFG.

16.  Any planting stock to be brought onto the site for landscaping or ecological restoration
shall be first inspected by a qualified pest inspector to ensure it is free of pest species that could
invade natural areas, including but not limited to Argentine ants, fire ants, and other insect pests.
Any planting sock found to be infested with such pests shall not be allowed on the project site or
within 300 ft of natural habitats. The stock shall be quarantined, treated or disposed of according
to best management principles by qualified experts in a manner that precludes invasions into

natural habitats.

17. All mitigation sites shall be conserved through conservation easement, and proof of
recordation shall be provided to the City of Oceanside prior to land disturbance.

18. In order to prevent future indirect impacts (edge effects) to sensitive habitats, a barrier
should be constructed at the top of the slope along the length of the wetland and Southern Mixed

Chaparral habitats.

19. In order to prevent any adverse impacts to any off-site resources, adequate measures
(Best Management Practices) will be taken during construction to prevent direct or indirect
impacts and to prevent runoff from entering sensitive habitats.

10
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The project design and mitigation as proposed is deemed to be adequate to reduce
the overall impacts of the proposed project to a level below significant.

Thank you very much for the opportunity to conduct this work and prepare this report. Please
contact me if I can provide any additional information or provide clarification.

Sincerely,

William T. Everett

Certified Biological Consultant

U.S. Fish & Wildlife Service California Gnatcatcher
Survey Authorization Permit # TE-788036

1
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EVERETT AND ASSOCIATES
ENVIRONMENTAL CONSULTANTS
ESTABLISHED IN 1975
POST OFFICE BOX 1085 (760) 765-3377 TELEPHONE
LA JOLLA, CALIFORNIA 92038 (760) 765-3113 FACSIMILE
7 July 2008

Mr. Ben Beckler

Southern California Presbyterian Homes
516 Burchett Street

Glendale, California 91203-3662

Re: Report on Focused Protocol Surveys for Least Bell’s Vireos, Lil Jackson Project (APN
168-012-28, Oceanside, California

Dear Ben,

This report presents the results of eight focused presence/absence surveys that I recently
conducted for the state and federally endangered Least Bell’s Vireo Vireo belli pusillus. The
surveys were conducted within and adjacent to the above-referenced parcel that contains
approximately 1.35 acres of degraded Southern Willow Scrub habitat.

The survey site is situated north of Lake Boulevard just east of College Boulevard, along
Buena Vista Creek (Figures 1 and 2). The approximate USGS coordinates of the site are
33°1°N, 117°17°W as determined on-site by Global Positioning System (GPS) receiver (San
Luis Rey 7.5 minute series USGS quadrangle, see Figure 3). The survey site is bordered on the
east and west by high density apartment/condominium type developments, on the south by a
vacant lot and high density residential tracts, and on the north by large-scale commercial

development.

Wetland habitats on the site occur within the incised drainage of Buena Vista Creek,
which is shown on the USGS topographical map as an intermittent blue line stream. The
drainage is highly disturbed and contains a significant component of invasive non-native weedy
vegetation. Dominant native plant species in this area include mule fat Baccharis salicifolia,
arroyo willow Salix lasiolepis, sandbar willow S. exigua, a few coast live oaks Quercus
agrifolia, tarweed Hemizonia fasciculata, and Mexican elderberry Sambucus mexicana. Non-
native plants include fennel Foeniculum vulgare, giant reed Arundo donax, pampas grass
Cortaderia jubata, eucalyptus Eucalyptus sp., castor bean Ricinus communis, iceplant
Carpobrotus edulis, fan palm Washingtonia filifera, cape ivy Delairea oderata, and numerous
other invasive weeds and trees. Examination of the drainage bottom reveals that significant
amounts of giant reed have recently been removed, likely through the efforts of a local Resource

Conservation District.

Available census data indicate that the Least Bell's Vireo population in Southern
California increased from an estimated 300 pairs in 1986 to 1,346 pairs in 1996. Its breeding
habitat is restricted to mature willow riparian woodland. Most frequently, it occupies extensive
areas that combine an understory of dense young willows, or mulefat with a canopy of tall

CELEBRATING 33 YEARS OF ENVIRONMENTAL EXCELLENCE
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willows. The most critical structural component is a dense shrub layer 0.6 - 3.0 meters above
ground. The vireo's decline is due to loss of riparian habitat combined with nest parasitism by the
Brown-headed Cowbird Molothrus ater, which lays its eggs in vireo nests consequently reducing
the vireo's reproductive success. Thanks to extensive trapping and removal of cowbirds from
vireo habitat, the species has enjoyed an astounding increase since 1996, with some estimates
suggesting that the population has increased nearly 9000% since the species was listed as
endangered. Due to this recovery success, breeding vireos are now being found in habitat that at
one time would have been thought of as marginal.

The site was surveyed eight times in conformance with current presence/absence USFWS
protocol guidelines. The surveys were conducted by slowly walking routes within and adjacent
to the site (See Survey Route Map, Figure 5), listening for songs, whisper songs, scolds, calls,
and also observing. No taped vireo vocalizations were played during the surveys. Weather
conditions and time of day were appropriate for the detection of Least Bell’s Vireos (Table 1).

TABLE 1
SCHEDULE OF LEAST BELL’S VIREO SURVEYS AND CONDITIONS
Date Time Temperature (F) | Wind Speed (mph) | Cloud Cover

(hours) (%)
4/16/08 | 0830-1030 64 0-3 NW 100 - 60
4/29/08 | 0930-1100 62 0-6 N\W 0
5/09/08 | 0930-1130 63 0 50-0
5/20/08 | 0900-1100 66 0-3 NW 100
6/02/08 | 0900-1100 65-67 0 0
6/12/08 | 0830-1030 68-78 0-3 NW 100 -0
6/23/08 | 0730-1000 66-74 0-3 NW 100 - 80
7/03/08 | 0730-0930 68-74 0-5 NW 80-0

No Least Bell’s Vireos were detected on-site or adjacent to the site during the focused
surveys. The nearest site occupied by this species is located less than a mile downstream, in a
preserve area with extensive suitable habitat. Given this proximity, it would not be surprising if
vireos someday used this site, if only in transit.

Thank you very much for the opportunity to conduct this work and prepare this report.
Please contact me if you need any additional information or clarification.

Sincerely,

o8 Lo

William T. Everett
Certified Biological Consultant
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SURVEY

Figure 2. Detail location map of survey site. Thomas Bros. Map page #1107, B2.
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Figure 3. Topographical map showing survey site location in red. Taken from USGS San Luis
Rey 7.5 minute series quadrangle.
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Figure 4. Aerial photograph of project site (outlined in red, in center) showing survey site and
adjacent land uses. Top of photo is true north.



Lil Jackson MND Sept-2008 Appendix B;

Figure 5. Close-up satellite photograph of survey site (photograph by SANDAG/SanGIS
2007. Top of photo is true north. Dotted line indicates route taken for vireo surveys.
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1.0 INTRODUCTION

The California State Water Resources Control Board (8WRCB) approved Order Number
R8-2007-01 (Order) on January 24, 2007. The Order outlines the stormwater discharge requirements
for municipal stormwater systems, which drain “development™ areas from watersheds within;

1) The County of San Diego,

2.) Incorporated cities of San Diego County, and

3.) San Diego Unified Port District,

The City of Oceanside is one of the municipal co-permittees identified in the order and, therefore,
subject to its requitements.

In general, the order requires that Best Management Practices (BMPs):

*  Control the post-development peak storm water storm discharge rates and velocities to
maintain or reduce pre-development downstream erosion

= Minimize storm water pollutant$ of concern in urban runoff from new development through
implementation of source control BMPs

* Remove pollutants of concern from urban runoff through implementation of structural
treatment BMP§

* Include proof of a mechanism, to be provided by the project proposal, which will ensure
ongoing long-term structural BMP maintenance. In addition, structural BMPs shall be
located to infiltrate, filter, or treat the required minoff volume or flow (numeric sizing
criteria) prior to discharge to any receivin g water body supporting beneficial uses.

This “numeric sizing criferia” is either volume or flow based. Specifically, volume based BMPs
must be designed to infiltrate, filter, or treat the volume of rupoff produced from a
24-hour - 85™ percentile sform event, This is approximately 0.6 inches of runoff for San Diego County.
Similarly, flow based BMPs must be designed to infiltrate, filter or treat a flow rate of 02 inches of
rainfall per Hour, Note that the above “numeric sizing criteria” allows the option of infiltration,
filtering or tréatient of this volume/flow and relates only to water quantity, Retention or detention of
watér volume/flow is not a requirement of the “numeric sizing eriteria.”

This Storm Water Mitigation Plan (SWMP) proposes to address the possible water quality impacts
from the grading and improvements of the Lil Jackson Senior Community (Project) located on Parcel 3
of PM 4736, City of Oceanside and define the potential Best Management Practice (BMP) options that
satisfy the fequirements identified in the following dochinents:

1) City of Oceanside Interim' Standard Urban Storm Water Mitigation Plan, March 2008

{(“SUSMP",
25 Countyof San Diego Watershed Protection Stormwater Management and Discharge Control
Ordinanve (Section 67.817). '

3) Standard Specifications for Public Works Consthuction, and

4.) NPDES General Permit for'Storm Water Discharges Associated with Construction Activity.

The goal of this. SWMP is to develop and implement: the best available procedure: policies of the
Standards to insure to the maximum extent practicable that development does net increase pollutant
loads from the projeet site and considess urbar run-off flow rabés, potential pollutants, and velocities.
The SWMP alsa iitends to insure the effectivensss of the Best Managerent Practices (BMP) through
proper mainfenance biased on long-term fiscal planning.




Lil Jackson MND Sept-2008 Appendix [

According to the City’s Standard Urban Storm Water Mitigation Plan (SUSMP) and Usban Runoff
Threat Assessment Form (Attachrment D), the Project is subject tog
*  Priority Project Permanent Storin Water BMP requirements
= Construction Storm Water BMP Performance Standards and is required to prepare a Storm
Water Pollution Prevention Plan (SWPPP) and
= High Priorjty_ construction site ranking due to discharging to an environmentally sensitive
water body.
This SWMP is subject to revisions as needed by the engineer and as directed by the City. This
SWMP may also require modification if there are revisions to the above referenced docurtiénts.
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2.0 PROJECT DESCRIPTION

The approximate 5.02 acre Project site is located in the 3600 block of Lake Boulevard, on the
northerly side. {t is currently APN 168-012-28-00. Sifuated between College Boulevard and Thupder
Drive, Buena Vista Creek (Creek) is along the porthern property boundary.

Approximately 3 acres of the existing site is currently mass graded and undeveloped. The Project
consists of the fine grading of a portion of the lot for the construction of a senior community facility with
walkways, parking areas and corresponding drive aisles. Access is provided for service and emergency
vehicles. Landscaped area site improvements for all permeable disturbed areas, as well as landscaping
improvements to some undisturbed permeable areas, are integral elements of the Project. The Project will
disturb approximately 1.80 acres for grading and drainage purposes. Approximately 1.0 acre (56% of this
disturbed area including the building) is projected as becoming impervious surface, having 0.48 acre
devoted to parking and driveway aisles.

In general, the proposed site will surface drain into three basin areas; easterly, westerly and southerly,
which are being directed to a vegetated swale biofilter (biofilter) on the gast and south and a bioretention
treatment system on the west. These BMPs reduce runoff velocity, allow for infiltration and treat ranoff
before joining existing flows entering the creek channel.

FIGURE 1

/8 j~

| PLAZA DRIVE
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3.0 HYDROLOGIC UNIT CONTRIBUTION

According to the State of California, Regional Water Quality Control Board (RWQCB), Water
Quality Control Plan for the San Diego Basin (Basin Plan) (adopted 1994, as amended April 24, 2007),
the Project is located in the El Salto hydrologic sub-area (HSA 904.21) of the Buena Vista Creek
hydrologic area' (HA) in the Carlsbad Watershed hydrologic nnit (HU). See Figure 2 for Project
location.

The area is characterized by mostly moderately sloping land occupied by predominately non-native
grass. The cities of Carlsbad, San Marcos, and Encinitas are located entitely within the HU. Per the
Basin Plan, approximately 48% of the Catlsbad HU is urbanized and the dominant land uses are
residential (29%), commercialfindustdial (6%), freeways/roads (12%), agriculture (12%), and
vacant/undeveloped (32%).

. FIGURE 2

Approximate

MAP DATA EXTRACTED FROM:
Project Clean Water
Carlsbad Wafershed

Water bodies downstream of this Project i the Carlsbad HU have an impaired designation. The
RWQCB’s “2006 CWA Section 303(d) List of Water Quality Limited Segments Requiring TMDLS”
identifies these impaired water bodies as the Buema Vista Creek, Biena Vista Lagoon, and the Pacific
Ocean shoreline at the Buena Vista Creeck HA. The. identified pollutant stressors are sediment toxicity,
bucteria indicators;, nutrients and sedimentation/siltation. The sediment toxicity only affects the final
11 miles of the Buena Vista Creek. Other than the identified impaired watefs, n other impafred water
bodies in this HU are affected by this Project. |

The Project’s 215 acres of disturbed area represents 4 very small perdentage of the approximately
7473 acres of the hydrologi¢ sub-unit area. The existing site contains ne impervious surface area, The
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Project development increases the site imperviousness to approximately 1.3 acres while providing
0.83 aeres of new landscaped areas and retaining 2.88 acres as undisturbed, natural area. This increase
in imperviousness due to the development of the Project will have a negligible impact on the
hydrologic unit with the proper implementation and maintenance of the permanent BMPs outlined in
this report and the proper implementation and maintenance of the construction phase BMPs .

3.1 Beneficial Use

The beneficial uses for coastal waters, surface waters and ground water of this HSA and the affected
downstream waters are included in Table 1. The data contained in this table extracted from the Basin
Plan. Detailed descriptions of the identified beneficial uses are contained within the Basin Plan.

, TABLE 1

Buena Buena
Beneficial Uses Vista Vista ((l:::_fa:lt: HiA)
Creek | Lagoon | roRncwaler

Municipal and Domestic Supply +
- Agricultural Supply

Industrial Service Sn}ibly
Contact Water Recreation
Non-Contact Water Recreation
Warm Freshwat_efr Habitat
Estuarine Habitat

Marine Habitat » _
Wildlife Habitat X
Preservation of Biological Habitats of
Special Significance

Rare, Threatened, or Endangered X
Species. .
+ = exempted
O = potential beneficial use

X = existing beneficial use
Note: Beneficial use designations also apply to all tributaries of the creek,

Beneficial Uses

X
X
o

XixXIxXix|x

X | x IxIxlofx]x|x
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3.2 IDENTIFY CONDITIONS OF CONCERN

Figare 3 identifies the topographic features of the Projeet vicinity and the proximity to Buena Vista
Creek.

FIGURE 3

- "
L

3,2.1 SOIL CHARACTERISTICS

The area eonsists of soil group D. Soils of group D have: a very slow infiltration rate when
thoroughly wetted. They are ¢hiefly-clays that have a high shrink-swell potential or have 2 claypan or
clay layes at or hear the surface. Seils: of this type can have a high pepmanent water table or are soils
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that are shallow over nearly impervious material. Rate of water transmission is very slow and classified
as having a very high mun-off potential.
The Project site is a mass graded lot. The engineered surface has undergone compaction. Compacted
soils of the "D’ soil type are generally considered as not suitable for infiltration of storm water run-off.
The Project appears to be located in an area that is predominately comprised of Las Flores loamy
fine sand type of soil per the USDA Soil Survey for the San Diego County Area (1973). This soil type
typically has a 2% to 9% slope and is considered to have severe erodibility characteristics.

3.2.2 SrTE HYDROLOGY

Per the Preliminary Hydrology Study (Attachment A), the existing flow rate for the Project drainage
area from a 100-year storm event is 2.32cfs for the westerly basin area and 1.82 efs for the easterly
basin area that currently flows overland to discharge into a concrete brow ditch and the existing slope
to the Creek channel. :

The Project drainage areas as proposed for development produce a flow rate of Qoo = 6.69 cfs for
Project basin areas combined. This combined flow discharges at K&S Node #10. The existing flow at
this location is Qi = 4.14 ¢fs, Presentation of the hydrologic values for 2, 10 and 100 year storms
from the Preliminary Hydrology Study is in Table 2.

TABLE 2
HYDROLOGIC | POST DEVELOPMENT STORM
VALUES EVENT
(K&S Node 10)| 2 YEAR | 10 YEAR | 100 YEAR
Q (cfs) 289 | 454 6.69
c 0.1 0.7 0.71
I {in/hr) 202 | 311 451
A(Ac) 207 | 207 2,07
Te (min.) 1133 | 864 849
Volume {Ac/in)| 2.06 294 426
Velocity (fps) | 5.5 6.2 6.8

Hydrologic Values

The storm runtoff of the westerly basin drea is a combination- of sheet flows and drainage collested
by a new system of area drains, inlets and undérground pipes. These flows combine and continue toa
subsurface system feeding an enclosed bioretention treatment system (Filterra®) for treatment. After
treatment the flows diiseha;fgeg- via a new cleanout tg a 24" PVC storm drain pipe replacing an existing
18" ACP storm drain pipe ctossing the site. This new pipe conveys the treated flow 1o the existing
outfall point on the tieek bank slope, already forified with fip fap for erosion control, to the Creek
- chanuegl. )
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The easterly basin area overland surface flows to a curb opening in the northeast cormer of the
parking lot. This opening allows the storm flows to enter and receive treatment in a biofilter. This
biofilter reduces pollutants before outletting to via a proposed 12” storm drain which will connect to

the proposed 24 RCP pipe.

A portion of the southerly basin area (roof surface and landseaping) discharges to a biofilter with a
perforated pipe under drain that terminates in a new “F” inlet that also connects to the cleanout

mentioned above.

This increase to the total storm flow from the Project is attributable to increasing the hydrologic “C”
value of the site due to reclassification of the site to industrial. This reclassification considers the
overall increase in the impervious areas as a percent of ihe entire project as a contributing factor to this

increase of “C” value.

The lowest elevation {approximately 184) of the improvements for the Project is located above the
Base Flood Elevation of 178 established on FEMA Panel 766 of 2375 shown in Figure 4, This is
verified by the issuance of a Letter of Mag Revision (LOMR) dated J uly 8, 2004. The Project is
therefore not-subject to-adverse effects due to Creek flooding or erosive velocities.

FIGURE 4
"5\ ﬂ-l [ o /
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P> e *-"'_“’ ra—— ;  i i AFPBCIUMATE EOALR MERY
= .,.—aw——-“"ﬁEVISED = L B
o AR_E_A_ . [ F T ATNAL KIS IRSURRICE ROGUN
s X 3 ' -
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' et SO 3 £5Y b2 E.!)?s’gﬂﬂsuwwawz
| thweqa sy 1S : 2 ¥
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4.0 CHARACTERIZATION OF PROJECT RUN-OFF

As previously stated, the pollutants on the 303(d) Jist associated with Buena Vista Creek, Buena
Vista Lagoon and the Pacific Ocean shoreline at Buena Vista Creek HA are sediment toxicity,
nutrients, sediinentation/siltation and bacteria indicators. These impairments directly relate to urban runoff
and stream channel modification which oceur throughout the HU. Additionally, no sampling or monitoring
data are available for the existing site condition.

Other than the impaired waters downsirearn of this Project (identified in §3.0) no additional impaired
water bodies in this HU are affected by this Project.

4.1 POLLUTANTS OF CONCERN AND SOURCES

Due to the impairments of downstream waters, this report considers the primary pollutants of
concern as those identified in the 303(d) fist; nutiiernts, bacteria, sediments and heavy metals. Heavy
metals are a contributory factor to sediment toxicity.

The nature of the project development can produce secondary pollutants of concern. Table 3 shows
pollutants of concern commonly found on developments with similar Priority Project characteristics.
‘These pollutants could affect water guality. The pollutants listed not already considered as being
primary pollutants, are considered as secondary poliutants, Implementation of site design (low impact
development), source control and treatment control BMPs during and after comstruction eliminates
these pollutants to the maximum practicable extent.

The sources and affects of the primary and secondary pollutants of concern occurring on similar type
projects are identified affer Table 3,

TABLE 3

General Pollutant Categories

) [}
8w 4 28 8 |v (g
Priority Project Categories | @ | § |22 €5 g 218 ts @ 2 § 2
“ £| 518 BE(RE|F2g S |82l ¢
b = I 2 | : e L IR el ST ]
Hodsing Developmeht X X X X X X [X

Restaurant ' X | x X _

Parking Lots PO p | x x| o | x {p®

X = anticipated [ (1) A potential pollutant if landscaping exists omr-site.

P = potential (2).A potential pollutant if the project includes uncovered parkinig.
(3).A potential pollutant if land use involves food or animal waste
products.

(4) In¢luding petroleum hydrocarbons

1 ¥ Including Solvents.

Anticipated & Potential Pollutants Generated by Land Use Type
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4.2 POLLUTANT SOURCES AND AFFECTS

The potential sources for the constituents of concern for the project could be, but are not limited (o

those listed below:

o Sediments - Sediments are soils or other surficial materials eroded and then transported or
deposited by the action of wind, water, ice, or gravity. Sediments ean increase rbidity, clog
fish gills, reduce spawning habitat, lower young aquatic organisms survival rates, smotber
bottom dwelling organisms, and suppress aquatic vegetation growth,

o Nutrjents — Nutrients afe inorganic substances, such as nitrogen and phosphorus. They
commonly exist in the form of mineral salts that are either dissolved or suspended in water.
Primary sources of nutrients in urban nun-off are fertilizers and eroded soils. Excessive
discharge of nutrients to water bodies and streams can cause excessive aquatic algae and plant
growth. Such extessive production, referred to as eultural eutrophication, may lead to excessive
decay of organic matter in the water body, loss of oxygen in the water, release of toxins in
sediment, and the eventual death of aquatic organisms.

o Metals — Metals are raw material components in non-metal products such as fuels, adhesives,
paints, and other coatings. Primary source of metal pollution in storm water are typically
commercially available metals and metal products. Metals of concern include cadmium,
chromium, copper, lead, mercury, and zinc. Lead and chromium have been used as corrosion
inhibitors in primer ecatings and cooling tower systems. At low concenirations naturally
oecurring in soil, metals are not toxic. However, at hi gher concentrations, certain metals can be
toxic to aquatic life. Humans can be impacted from contantinated groundwater resoutces, and
bioaccumulation of metals in fish and shellfish. Environmental concerns, regarding the
potential for release of metals to the environment, have already led to restricted metal usage in
certain applications.

o Trash & Debris — Trash (such as paper, plastic, polystyrene packing foam, and alyminum
materials) and bicdegradable organic matter (such as leaves, grass cuttings, and food waste) are
general waste products on the landscape. The presence of trash & debris may have a significant
impact on the récieational value of a water body and aquatic habitat. Exeéss organic matter can
create a high biochiemical oxygen demand in a stream and thereby lower its water quality, Also,
it areas where stagnant water exists, the presence of excess organic matter ean promote septic
conditivps resulting in the growth of undesirable organisms and the release of odorous and
hazardous compounds such as hydrogen sulfide.

o Oxygen-Demanding Substances — This category includes biodegradable erganic material as
well as chermicals that react with dissolved oxXygen in water to form other conipounds. Profeins,
carboliydrates, and fats are examples of bipdegradable organic compounds, Compounds such. as
ammotia and hydrogen sulfide are examples of oxygen-demaniding compounds, The UXygen
demand of a substance can lead to depletion of dissolved oxygen in a water bpdy and possibly
the development of sepfic conditipns. "

o Oil and Grease — Oil and greuse are characterized as high-moletular weight -organic
compounds. Primary sources of oil and grease are petroleum hydrogarbon products, motor
products from leaking vehicles, esters, oils, fats, waxes, and high molecula-weight fatty acids.
Introduction of these pollutants to the water bodies are very possible due tg the wide uses and.

-+ applications of soime: of these products in municipal, residential, comiinercial, industrial, and

T T T N ey e ey ey S s sopamis ey e e o - e
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construction areas. Elevated oil and grease content can decrease the aesthetic value of the water

body, as well as the water quality.

Bacteria and. Viruses ~ Bacteria and viruses are ubiquitous microorganisms that thrive under
certainr environmental conditions. Their proliferation is typically caused by the transport of
anithal or human fecal wastes from the watershed. Water, containing excessive bacteria and
viruses can alter the aquatic habitat and create a harmful environment for humans and aquatic
life. In addition, the decomposition of excess organic waste causes increased growth of
undesirable organisms in the water.

Pesticides - Pesticides (including herbicides) are chemical compounds commonly used to
control nuisance growth or prevalence of organisms. Excessive application of a pesticide may
result in run-off containing toxic levels of its active component.

¢

T oo
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5.0 MITIGATIVE MEASURES TO PROTECT WATER QuaLiTy

To address water quality for the project, implementation of necessary BMPs to reduce pollutant
transport to the maximum extent practicable during construction and post construction phases is
mandatory. The Project SWPPP, available upon grading permit approval, addresses appropriate
construgtion phase BMPs. Table 4 identifies the necessary post construction BMPs categories. As
previously identified, the Project is best described as being a combination of the housing development,

restaurant and parking lot categories.

TABLE 4
BMPsApplicable to Individual Priority Project
Categories™
éﬁ - gg‘@' 2 g
>y : : ‘T
MR R RENAE
iori ] & |= &
o flat gl8]26 5 2 |89,
s Ex@ < 5le|E (8 12 |2 88
Category ERR-BE-1RCE - g‘gg‘sggg-% =z g
LID (Site| Source | £ |8k §| 21 S| 5|8 8B 5l 55 Treatment
et | Coe, Elead| RS |2 E<6<3EF|5]|8 T
BmPs™ | BMPs? | g | o Sl o dfw (o |& |.uf.ofx| Bup®
Housing
Development .
(10 dwelling R R R R R §
units®
Restaurants R R R R S
ParkingLots | R R R® [ S

unoff,

{6) This category includes single famif

R =Required; applicable and appropriate BMPs: from the applicable steps in SUSMP Section 3.2.1- 3.2.4, or equivalent
as identified in SUSMP Appendix B.
O = Optional. May be required by City staff, As appropriate, incorp.
to individual priority projectcategoties into the-project desigi.
S = Select one or more applicable and
{1} Referto SUUSMP Section 3:2.1.
(2) Refer to SUSMP Section 3:2.2. o
(3) Priority project vategories must apply specilic stormwater BMP requirements, where applicable. Priority projects
are subject o the reqnirements of all priority project categeries that apply: Refer fo SUSMP Section 3.2.3.
(4} Refer to STSMP Seetion 3.2.4.
(5) Applies if ihe paved area totals »5,000 square feet or with >15 parking spaces and is potentially exposed @ urhan

appropriate treatment control BMPs from SUSMP Appendix B.

orate treatment control BMPs and BMPs applicable

Table extacted from the City.

ily homes, sulti-family homes, condominiums, and apartments.

f Oceanside Hiterim Standard Urban Storm Water Mitigation Plan, March 2008

L D
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As a Priority Project, these categories require addressing and appropriate BMPs from the applicable
categories below or equivalents as approved by the City:
* Low Impact Development (LID) and Site Design BMPs
* Source Control BMPs
e BMPs applicable to specific categories
1.. Private Roads
2. Residential Driveways & Guest Parking
3. Dock Areas
4. Eguipment Wash Aréas
5. Surface Parking Areas
6. Hillside Landscaping
» Treatment Contrel BMPs
Discussions of the above follow in the succeeding subsections.

5.1 LowIMPACT DEVELOPMENT (LID) AND SITE DESIGN BMPS

Low Impact Development (LID) or site design BMPs reduce the need for, or size of, source and/or
treatment control BMPs. Source control BMPs may also reduce the amount and extert of treatment
control BMPs needed. In addition, runoff treated by LID and site design or source control BMPs, such
as rooftop runoff treated in landscaping, may be useful in reducing the quantity of runoff required to be
treated for priority projects.

LID denotes.a stormwater management and land development strategy that emphasizes conservation
and the use of on-site natural features integrated with engineered, small-scale hydrolegic controls that
closely reflect pre-development hydrologie functions. Projects address SUSMP objectives through the
creation of a hydrologically functional project design that aftefnpts to mimic the natural hydrologic
regime.

This Projeet pursues the mimicking of a site’s natural hydrologic regime by:

Maintain Pre-development Rainfall Characteristics:

o  Minimize impervious areas. — Impervious areas are minintized through the consolidation of
various functions: within the bnilding structures while providing a multi-story building for
increased density, providing the minimum number of vehicle parking spaces allowed,
utilizing minimom driveway and aisle widths while maintaining sufficient space for vehicle
and pedestrian maneuvering safety. Decorative concrete usage in landscape design is
minimized with the use-of paver blocks ot graveled surfaces wherever possible.

Cuoiserve matural areas. — The Project development site previously disturbed by miss grading
operations relegates the entite wass graded aréa as not environmentally sensitive. The site
sontains no natural resources for cofiserving. A portion of the eastern part of the site remains
undisturbed, in addition to the south bank of the Creek up fo the existing top of bank.
Additionally, earlier disturbance of the site altered natural drainage courses. The site is
vegetated by ground cover and grass growth designed for erosion eentrol that is not desirable
@ preserve. The mass graded condition of the site defermines that whatever gradiig is
hecessary results in minimal disturbance,

Mir direetly & zte tvious areas. {DCIA). DCIA minimization is accomplished
by draining paved surfaces to vegetated surfaces or ireatment BMPs before discharge 10 the

13




Lil Jackson MND Sept-2008 Appendix |

MS4 and also by directing rooftop drainage either into adjacent landscaping before positively
draining to paved surfaces or directing to freatment BMPs. These measutes disconnect the
paved surfaces and roof areas from the MS4,

Maximize canopy interception and water conservation. — There are no existing shrubs or

existing trees within the Project site proposed for disturbance. The only trees nearby are

within 'the sensitive environmental boundary where no disturbance will occur. The Project
landscape architect’s plans dictate the plantings, which should consist of native or drought
tolerant species within the trees, shrubs and groundcover categories,

Minimize soil compaction. - Soil compaction is minimized wherever possible (due to

previous mass grading and compaction) by;

a. The topsoil layer having a minimum depth of eight inches wherever designated planting
areds occur,

b. Scarifying subsoils below the topsoil layer within landscaped areas by at least 4 inches,
So layers do not stratify, incorporate some of the upper material, if feasible.

c. A topsoil layer shall have a minimum organic matter content of 10% dry weight in
planting beds and 5% organic matter content in turf areas. Maintain 2 soil PH from 6.0 to
8.0.

d. Mulch planting beds with twe or more inches of organic material. This improves water
retention and infiltration while protecting the surface oot zone from temperatore
extremes. (See Section 2 of The County of Sun Diego Low Impact Development
Handbook for design guidelines).

Maximize retention & detention. ~ Landscaped islands within parking lot bays that aren’t
utilized for pedestrian crossings will utilize bioretention where drainage patterns dictate
feasibility. The biofilters present an opportunity for evapotranspiration of storm water with
the minimizing of transport velocities. The Filterra detains storm flows underground and
releases them treated to the MS4.

Protect Slopes and Channels:

O

There are no natural drainage patterns to preserve. The mass graded drainage outfall
locations are consolidated to eliminate “cross lot” drainage to adjacent parcels and discharge
at ap existing ontfall with velogity dissipation.

Ruroff is not directed over stoped areas fromi the Project. Berming i8 emplayed at all areas
sloping awiy from the site thereby containing fléws within the Project.

Any slopes introduced by Project grading are of a minimom height: Manufactured slope’s
vegetation consists of native or drought folerant species per fandscaping plans.

Control and treat flows in landscaping and/or other controls prior th reaching existing natural
drainage systems.

There ateno perianent channel ctossings requiring stabilization.,

Entrances (6 biofilters and. reof outlets that discharge to landseaped areas utilize energy
dissipation devices to minimize erosion. All flows exit the site through an existing
connection to the MS4,

Implementation of on-lot hydrologically functional irrigations and landséape design and
management practices,
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Initial consideration of the use of permeable surface treatments on parking bays as a site design
feature was overruled due to the limited parking designated for the development and absence of
parking overflow areas.

The public storm water conveyance system is designed with full development of this parcel as a
consideration and this developinent will not adversely impact the system. The outfalf pipe replacement
is due to the existing piping material requiring updating.

All storm flows will mimie the existing flow pattern condition within the existing drainage bagin,
The outflows of these basins are consolidated to one location. The increase in post-development peak
flow due to increased imperviousness of the site is mitigated by the use of these site design BMPs.

5.2 SOURCE CONTROL BMPs

Source vontrol BMPs for the Project are selected to comply with all applicable ordinances and
guidance documents. Their inclusion in this Project indicates that their construction and maintenance
follow the same guidelines. The construction BMPs that may be utilized on this Project are identified
on the grading plan constniction drawings and outlined by the SWPPP.

Stormwater System Stenciling & Signage. — Any existing public storm drdin inlets affected by
project drainage (if not already signed), as well as all on-site private inlets, will be posted with signage,
stamped or stenciled (as appropriate to location) to provide notice against illegal dumping of pollutants
with prohibitive language or graphics to the satisfaction of the City Engineer. These warnings shall be
maintained for legibility throughout the developiient®s existence, The owner/developer will provide
information to increéase the knowledge of tenantsfemployees/future owner reganding impacts of
pollutants and urban run-off on reeeiving waters and the usage of potential BMPs for the specific land
use to affect the behavior of tenants/employees/future owner and thereby reduce pollutant releases to
the environment.

Outdoor Material Storage. — There is no planned outdoor storage of any types of materials. All
material storage areas are logated indoors or shall be contained in an appropriate enclosure with a roof
or overharig that prevents contact with rain. Preclude runoff or spillage to the stormwater conveyance
system with secondary containment struetures such as berms, dikes or curbs,

Trash Storage Areas. — All trash storage areas shall have concrete enclosutes of ASONry sereen
walls with gated opertings. In addition, 4l refuse and reeycling storage areds are covered with 4 roof or
the trash containets have integral, locking lids that remain closed when not in usé, The containers are
stored on & concrete pad graded fo preclude run-on of drainage flows from adjoining areas. No trash or
recycling materials are stored outside of the properly designated containers. Refuse removal isona
regular basjs or when dictated by centainers reaching capacity.

Inteprated Pest Management Principles, — An integrated pest management (IPM) strategy is an
ecosystemn-based pollution prevention strategy that focuses on long-term prevention of pests or their
damage thirough a combinaton of techniques sueh as biological control, habitat manipulation,
modification of enliural practices, and use of resistant plant varieties. If fertilizers and pesticides are
necessary after natural, nom-polluting methods have failed, they are applied per manufacturer’s
minimum rates and guidelings to reduce the potential of pollutant framsporting to the enviroiment and
the: fisk to hunian health ot beneficial non-target organisms. Use of pesticides' ocours. diily affer
-honifofing indicates other IPM nisthods have failed, Pest control materials selected and applied if.4
mauner that iminimize fisks. Obtain more informatien on IPM principles from the UC Davis website
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(htip:/iwww.ipmaucdavis.cdw/water/udindex.bunl), The owner/developer will provide information on

IPM practices, af the minimum relating to:

o the prevention of pests intrusion to buildings and landscaping using barriers; screens, and
caulking;

o physical pest elimination techniques, such as, weeding, squashing, trapping, washing, or pruning
out pests;

o relying on natural enemies to eat insect pests and the proper use of pesticides as a last line of
defense;

© mosquito vector control by eliminating or removing occurrences of standing or stagnant water
within 72 hours after a rainfall.

The employment of an effective IPM strategy prevents the pollution associated with chemical habitat
manipulations. )

Efficient Irrigation & Landscape Design. — Landscape irrigation systems shall be of an efficient
design with respect to each landscapéd area’s plantings specific water requirements. System
installations shall be maintiined on a regular and timely basis to prevent over-watering and the
transport of silts, sediments, fertilizers and pesticides (when fertilizers and pesticides are used) into the
storm drain system, Rain shyt-off devices or meisture sensors shall be integral to the operation of the
irrigation system to avoid unsiecessary irrigation during wet weather conditions. Flow reducers or shut-
off valves installed conirol loss of water due to ynexpected pressure drops or other type of system
compromise. Pest resistant, drought tolerant or native plants (per landseape architect plans) are used
throughout the Project.

53 SpeciFic LAND USE CATEGORY BMPS
a) Private Roads. — There are no private roads proposed for this project. All drive aisles are the

minimum width allowable.

b) Residential Driveway and Guest Parking. — Development driveways are used for simultaneous
access and exit preventing single lane at street. Private land areas of driveways and guest
parking areas drain to a vegetated surface before entering the MS4.

<) Dock Ateas. —There are no loading docks or fruck wells proposed for this project. All shipping
and receiving will be by individual, closed containers and handled on an as needed basis by the
respective shipping company,

d) Equipment Wash Ateas. — Any eéquipment wash aress proposed for this project are Ioeated

indoors and drain to 4 wastewater clarifier or greass trap properly connected to the sanitary
sewer. Any outdoor equipment washing or stearm cleaning will be in a self-contained bermed

area to prevent comtamination of urban runoff. The area will be able fo capture wastes in a

sump for collection and proper disposal or be connected to a waste clarifier ot separator

properly connegted 1 the sanitary sewer System,

e) Surface Parking Aveds, — All parking areas drain to a vegetated area (approximately 0.78 acre)
or & propriefary tHeatmént device before collection by the drainage system.. The parking areas
contain the minimum number of spaces allowed by code; therefore availability of overflow
parking for pervious pavement treatment is npt an option,

fy Hillside Landscaping. - There are 1io steep hillside areas disturbed by Project development.
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5.4 TREATMENT CONTROL BMPS

The primary pollutants of concern; bacteria, nutrients, sediments and heavy metals are considered
pollutants that tend te associate with fine particles during treatment and nutrients are considered
pollutants that tend to be dissolved during treatment (per Table 5, next page). Additionally, nutrients
tend fo be dissolved following treatment. Table 5 also shows that sediment is associated with coarse
particles which can be considered a gross pollutant.

Selected as treatment BMPs for this Project are vegetated swale biofilters (biofilters) and an
Americast® Filterra® bioretention treatment system (Filterra). The Site Map exhibit (Figure 5)
contains treatment BMPs locations and details while the Tributary Area Map (Figure 6) contains
contributory drainage arcas. There are two (2) biofilters and one (1) Filterra designed for the Project,
Figures 5 and 6 follow this subsection. Attachment E contains a full size (247x36”) of Figure 5.

Per the selection matrix, Table 6 (next page), the “Bioretention” category most accurately describes
a biofilter. It offers “High” treatment to the primary pollutants of bacteria, nutrients, sediments and
heavy metals. Nutrients as a dissolved pollutant receive “Medium” treatment by the same BMP. A
Filterra most ¢losely Falls into the “High Rate Biofilter” category offering “Medivm™ treatment to the
pritnary pollutants while additionally providing “High” weatment to sedimerit as a gross pollutant but
“Low™ efficiency to dissslved nutrients.

TABLE 5
Pollutant Goarse Sediment | Poldanis Thet Tond o Associle | Polltaris That Tendto e
Trash with Fine Particles During Treatment | Dissolved Foliowng Treatment
Sediment X X : .
Nutrients X X
Heavy Metals X
Organic Compounds X
Trash & Debris X
OygenDemanding | | X
Ol & Grease - X
-’Faﬁle extracted from the City of Oceansi im Standard Urt

Description of Pollutants of Concern
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TABLE 6
Treatment Control BMP Categories
e ‘Trash
Poliutants of Settling Infiltration . e
Concern | Bioretention | Basins Weglsgnds Faciliies or | Media | High rate H:ggdr;te -gagks;.&_
Facitties (LID)  (Dry | \\ e | Practives | Filters | biofiters fltets L
Ponds) {LiD) dyngmtc
Devices
Gross ; ; ; : . ) .
Pollutants High High | High High High | High | High | High
Pollutants )
Associated i 2 ; i - .
with Fine High High High High High | Medium |Medium| Low
Particles
Dissolved i ) .
Pollutants Medium Low | Medium High Low Low Low Low

Water Mitigation Plan, Match 2008

Table extracted from the City of Oceanside Interim Standard Urban Stor

Treatment Control BMP Selection Matrix

A biofilter is a broad, shallow channel with a dense stand of vegetation covering the side slopes and
bottom. Biofilters are designed to teap particulate pollutants (suspended solids and trace metals), filter
pollutants through the vegetation, protiote infiltration, and reduce the flow velocity of sterm water
rusioff.

A biofilter, with underdrain, alongside and adjacent to the parking area on the easterly side receives
sheet flow fronr the parking area in addition to some roof drainage and permeable area runoff. The
biofilter allows for infiltration of some pollutants as well as filtration of silt and sediments through the
plantings. After receiving treatment in the biofilter, surface and underdrain flows discharge to a Type
“F” eatch basia. This Type “F” conveys the treated discharge to undergtound piping and the creek at a
location that is fortified with existing rip rap.

The location of the other biofilter, with underdrain, is betiveen the southern property line (Lake
Boulevard right of way) and the building. It flows in a westerly direction and weats flows from the
adjacent landscaped areas and building roof areas. The flow is collected by a Type “E” inlet conveying
the treated discharge to the same locatiofi as abeve.

The biofilter sizing for the tibutary areas is per the requirements cutlined in the desigti criteria of
“Galifornia Storm Water Best Management Practice Handbook, New Development 4nd
Redevelopment” by the Californja Stormwater Quality Association, January 2003, The biofilter sizing
i Table 7 shows the refation between the recommended criteria and the designed biofilters applying
the, sizing criteria contgined in the hagdbook. The detailed caleulations for biofilter sizing qre
contained fn Appendix Ik
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TABLE 7
CASOA BIOFILTER
GUIDELINE DESIGN
| _ CRITERIA
‘Length (feet) 100 (Min.) 100
Flow Velocity (fi/sec) 1.0 (Max.) 0.23
Bottom Width (f) 2-16 2
Longitudinal Slope (%) 5 (Max.) 1.0
Side Slope (Horiz: Vert) 1 411,201 Max) 2:1
Flow Depth (in) 4 (Max.) 3
Residence Time (minutes) 5 (Min.) 724
Tributary Dréipage Area (Acres) <10 215

Biofilter Swale Sizing Guideline and Design

The Filterra consists of a concrete containef, mulch layer, a unique soil filter media, an
observation/clean out pipe, an under-drain system and an appropriate type of plant ie., flowers,
grasses, shrub, or tree. Stormwater runoff drains directly from impervious surfaces through an inlet
structure in the concrete box and flows through the mulch, plant and soil filter media. Treated water
flows out of the system via an unider-drain within the box structure, connecting to a storm drain pipe or
other appropriate, outfall. The congrete, containers and treatment media are Below grade with the only
feature visible being the top concrete slab, tree grate, plant, and inlet opening. Filterra looks very
similar o an ordinary tree box except that it is specially designed to treat runoff. This is one of the few
commeivially available BMPs that ¢an also help to enhance the aesthefic value of the urban setting.
The aesthetics of its landscaping enhances appearance, habitat and pollutant removal. The versatility of
design, supported by Americast® engineering design team (flora selection and sizing), facilitates its
use in new or retrofit applications. The design adaptability allows the syster £0 be used alone or in
conjunetion with other treatment BMPs, To assure long term. effectiveness, a standard maintenance
agreement is included with the purchase of every unit;

Filterra is based on bioreterition techriology. Bioretention has been defined as filtering sformwater
runoff thiough d terrestrial aerabic plan/soil/micrabe complex 1o capture, remove, and tycle pollatants
through a variety of physical, cherhical, and biclogical process. The multiple pollutants removal
mechanisms of this technology make it the most efficient of all BMP’s. The word “Bioretention” was
derived from the fact that the biorass of the plant/microbe complex. retains, Degrades, uptakes, and
¢ycles many of the pollutants. Contaminants of concern including bactesia, nigogen, phosphotus,
heavy mietals, and prganics such as oil/grease and polyeyelic aropatic hydroearbons (PAH). Therefore,
it is the “bio”-mass that ultimately “retains and transforis the poflutants- hevice” Bio-tetention”,

Pollutants are captured, cycled, and removed by a wide variety of complex physical, chemical, and
biological processes as the. contaminated runbff flows opto and throngh the malch/soil/microbe/plant
treatoaent system. Suspended sofls are removed through sedimentation as tunoff iy allowed to pond
above the. filter media with filtration of pollutants as the ranoff passes through the media. Otganic
compgunds are removed by ehemical complexing with the organic constituents of the media, mierobjal
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degradation, filtration, and sedimentation. Nitrogen is capture through physical and chemieal means
and removed through nitrification, denitrification, and plant uptake. Phosphorus is removed through
absorption, sedimentation, precipitation and plant uptake. Heavy metals are removed through
sedimentation, organic complexing, precipitation, absorption, and plant uptake.

The Filterra is one of the most cost effective stormwater treatmerit systems avaifable with relatively
low costs for materials, installation and long-term maintenance. The testing performed by the
University of Virginia proved that the Filterra meets or exceeds federal and state (VA) regulatory
requirements for pollutant removal. Table 8 itemizes typical pollutant removal efficiencies as defined
by that testing.

TABLE 8

T SSREoval 2 _
i Phosphorous Removal 73%

Nitrogen Removal 42%-45%

| Heavy Metal Removal 33%-82%

 Fecal Coliform | 57%-76%
Predicted Oil & Grease >85%

Filterra® Expected Avera ¢ Pollutant Removal Rates

The pollutant removal mechanisms operate in two distinct time scales. The first time scale ocCurs
during the storm event when pollutants come into contact with the media and are capture
instantanepusly through sedimentation, filtration, absorption, infiltration, and chemical precipitation,
The second time scale is between storm events. Pollutants removal and eycling oceurs in 2 mater of
hours, days, and weeks through biological degradation, biological uptake, and volatilization. The
Filterra filter media is designed to capture. pollutants during the stortn event while bivlogieal process
degrade, metabolize, detoxify and volatize the pollutants during and between storms.
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5.5 SUMMARY

Limiting the production of the primary pollutants of concern: bacteria, nutrients, sediment and heavy
metals, is achieved by implementing the LID, source control and treatment BMPs outlined above.

Having an effective IPM program preventing access of animal pests to trash receptacles and
desirable environments will control the production of bacteria and nutrients. The use of natural
methods for fertilizations and pest eontrol in landscaping keeps the introduction of nuirients and
bacteria to a minimum, With adequately established ground plantings to prevent soil erosion there is a
limited possibility for sediment production from eroded soils. The performing of all equipment
washing indoors and directing wastes to a wastewater clarifier or -equivalent prevents the oﬁrygen
demanding substance pollutants commonly found in food preparation processes from entering the
stormwater flows. With no outdoor processing and a minimum number of allowsble parking spaces,
the introduction of heavy metals to contribute to sedimenit toxicity is reduced.

All landscaped areas {indicated on Figure 5) and undisturbed natural areas offer some characteristics
of biofiltration (porous surface and vegelation) for irrigation and drainage flow waters. Mulching,
seeding and planting of these areas provide biofiltration of any necessary pesticide and fertilizer
applications. Following manufacturer guidelines i avoid over-treatiment of landscaping with pesticide
& fertilizers will provide a limited ocenrrence of pollutien from these products in the planted areas of
the Project,

The selected treattaent BMPs in conjungtion with the LID and source control BMPs provide medium
or higher (per SUSMP) removal for the primary pollutants and adequate removal for secondary
pollutants which could emanate from the project site. Moreover, the proper use and adequate
maintenance: of the biofilters and Filterra allow these effective treatment BMPs to work to their
ultimate. capabilities. The filtration and biofiltration of the primary and sgcondary pollutants by the
selected BMPs prevent those pallutants from entering downstreain waters.

S e e e e e ——
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6.0 STORMWATER BMP MAINTENANCE

The Project owner/developer is finaneially responsible for the implementation of the SWPPP and the
construction/installation of the post- development BMPs. The owner/developer is also responsible for
the performance of the maintenance of the permanent treatment BMPs. The applicant must ensure
implementation and maintenance of the BMPs through the maintenance mechanism identified below.
This mechanism must be acceptable to the City. The City Engineer will not consider structural BMPs
“effective,” and therefore will not accept stormwater BMPs as meeting the MEP standard, unless a
mechanism is in place that will ensure ongoing long-term maintenance of all structural BMPs,
Additionally, mainienarice of the private onsite storm drains, landseaping and general housekeeping is
the responsibility of the owner/developer.

Landseaping maintenance for permanent stabilization of graded areas will be the responsibility of
the owner/developer. If there is no building construction wi thin thirty days of completion of grading or
in the event that the development halts, the site must be protected from erosion and ail disturbed areas
must be stabilized.

Most of the permanent BMPs accrue minimal maintenance costs and are consolidated within normal
operational costs. The biofilters, in addition fo soil stabilization features of; muiching, seeding and
plantings are part of a continuing landscape maintenance program.

Maintenance of the Filterra is an additional cost above normal operational ¢osts. A maintenance
contract entered into with the Filterra provider upon installation will insure continued monitoring and
its proper operation. The contract provides for necessary maintenance and needed repdirs to continue
effectiveness for the length of the contract.

Development of an Operation & Maintenance (O&M) Plan for the Project BMPs is the responsibility
of the owner/developer or the applicant at their mutual agreement. The O&M Plan follows approval of
this SWMP and prior o the issuance of any grading and/or building permits,

6.1 MAINTENANCE MECHANISMS

Installation and maintenance of the post-development BMPs is the responsibility of the
owner/developer.

The Project proponent agrees (o maintain, repair and replace the sformwater BMPs. as negessary into
perpetuity as described in §4.1.2 of the SUSMP. A Storm Water Facilities Maintenance Agréement
(SWFMA) is tequired. A secutity will be required {of a form suitable to the City’s determination) to
back-up.the SWFMA in an amount determined by the City Engineer based upon costs contained in the
O&M Plan,

The permanent responsibility of the post-development BMPs remains with the propesty through the
SWEMA. Deed language: will place the responsibility for all foture maintenance upon the owner of
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7.0 CONCLUSION

This SWMP has shown LID (site), source and treatment BMPs that satisfy the requirements
identified in the SUSMP. This repott insures, to the maximum extent practicable, that the development
of the Project does not increase pollutant loads from the site.

The effectiveness of these BMPs depends upon the proper operation procedure and effective
maintenance on a definitive schedule that is identified within the O&M Plan. Long-term fiscal
resources are necessary fo provide the appropriate operation and maintenance activities to prolong the
effectiveness of the identified BMPs. The property owner is responsible for providing maintenance as
ontlined in the O&M Plan and agreed to in the SWFMA. The provision of maintenance to BMPs is
enforceable in accordance with the currently applicable City of Oceanside ordinances, policies and
regulations,

It is shown that this project can meet the watetr quality objectives as outlined in Order R9-2007-01
with the BMPs identified in this report as located on the Site Plan. An analysis has been performed to
ensure that the site can accommeodate the water quality BMPs. Therefore, it is anticipated that the
downstream waters will not be affected by this Project with the proper implementation, operation and

mainteniance of these BMPs,

L Mg gt g e R s g i g
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July 11, 2008

Mr. Gary Bardovi
Dvoretzky Bardovi Bunnell Architects
3611 Motor Avenue, Suite 108

Los Angeles, CA 90034
LLG Reference: 3-06-1659
Subject: Lil Jackson Senior Community Project
City of Oceanside
Dear Gary:

Per your request, Linscott, Law & Greenspan, Engineers (LLG) has reviewed the
recently revised project site plan you submitted for the Lil Jackson Senior
Community Project. This site plan varies from the site plan assessed by LLG in the
January 2007 traffic study in that the circulation along the back of the building has
been modified, as has the overall parking count, LLG understands that these changes
have occurred due to increased setbacks for habitat now required along the north side

of the property.

Figure 1 shows the revised site plan. Drive aisle width and parking stall layout
appear adequate to provide acceptable on-site circulation. It appears that the
hammerhead turnaround at the west end of the site has been designed appropriately to
accommodate emergency vehicles. Some parking spaces have been lost due to the
changes; however LLG understands that City Staff have agreed to a parking rate of
0.5 spaces/unit for this site based on empirical data provided by the applicant
regarding like-projects elsewhere in the United States, and that the parking supply

shown (41 spaces) is acceptable.

LLG does not observe any fatal flaws with the changes that have occurred, nor would
these changes cause any new impacts to the analysis presented in our January 2007

report.

Senior Transportation Planner

ce: File
Attachment: Figure 1 - Revised Project Site Plan
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Paul W. Wilkinson, PE
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File Number: P-19-06, D-26-06, C-49-06
Applicant:  Southern Cal Presbyterian Homes

Description:

Consideration of a TENTATIVE PARCEL MAP (P-19-06), DEVELOPMENT PLAN
(D-26-06), and CONDITIONAL USE PERMIT (C-49-06) to create two lots and
construct an 80-unit residential structure. The project is located in the 3800 block of Lake
Boulevard, the RH-U District and the Lake Neighborhood. — LIL JACKSON

Environmental Determination:

A Mitigated Negative Declaration has been prepared stating that if the conditions of
approval are implemented, there will not be a significant adverse impact upon the
environment. Under the provisions of the California Environmental Quality Act, the
Planning Commission will consider the Mitigated Negative Declaration during its hearing

on the project.

City of Oceanside, Planning Division
300 N. Coast Highway
Oceanside, CA 92054
(760) 435-3520
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Lil Jackson Senior Community

Summary

The proposed project is designed in all aspects to assist seniors as they age in place, to provide
universal design concepts and to encourage visitability by all people. There has been an attention
to the location of parking spaces, the ease of drop-off locations, the types of doors and widths of
doorways, the ease of floor surfaces for walking and moving throughout the project site and
building, the universality of the design and other factors that will allow seniors to age in place in

the project over a period of 10 to 20 years.

The site complies with hazardous materials requirements, has all appropriate zoning in place.
Utilities are either directly adjacent or extremely close to the site. The project affordability and
location will encourage minority seniors in the neighborhood to become residents. The site,
which meets the HUD site criteria, provides a safe and secure environment, where residents can
live in 2 home-like atmosphere, while encouraging interaction with other residents and the

Oceanside community.

Site Planning

The proposed building is located within allowable set backs at all four property lines, and out of
both the 100-year, and 500-year flood plains. It is also set back from the street sufficiently to
assure that interior noise levels shall not exceed 45dnl. On-grade guest parking is accessed off
Lake Boulevard. The parking area has Van Accessible parking for persons with disabilities.
Also, the parking area is landscaped consistent with city design guidelines.

To capitalize on the site parameters, the proposed project is a three story Type V- one-hour wood
frame building. The facades and roof forms modulate to provide variety in the building shape
and to provide site area for additional landscaping. The development consists of 79 one-bedroom
apartment units and one 2-bedroom unit, which is for the on-site manager (total 80 units). The
community room has direct views and access to the exterior, capitalizing on site amenities.
Residents will have opportunities for gardening and for viewing the activities of the
neighborhood. The relatively flat site affords the ability to create on-site sidewalks and
other site features that are accessible to both elderly residents, as well as persons with

disabilities.



Exterior Areas

The site security will be provided by fencing and/or walls, in combination with vehicular and
pedestrian controlled access gates/doors at all entrances.

On-grade landscaping will be provided at the front yard and lobby entry, and at the courtyard
along the west side of the Community Room. Seating for residents will be provided at the

courtyard.
Building Design

The building has an “Z” shaped overall plan. Both major legs of the “Z” are three-story wings,
which are compatible with the scale of the adjacent neighborhood. Major community spaces are
located on each floor, near the elevators, for easy and centralized access by all residents. On the
Ground Floor, the Community Room, Library, Reception and Main Lobby are organized to
provide a commanding entrance to the building and conserve land space for outdoor recreation.
The inside comners of the “Z” accommodate necessary utility/service rooms on each floor. The
entire building is easily accessible to all residents and visitors by means of elevators located

conveniently adjacent to the Main Lobby.

(Note: See “Unit Design”, “Methods to Promote Energy Efficiency”, and “Outline
Specifications™ for more building design information.)

Community Spaces

The building will have an entry waiting/lounge, which seats approximately 8 people. This area
can double as a waiting/social area for guests and residents, as well as a mailbox area. An ADA-
compliant public telephone and drinking fountain shall be located in this area. The manager’s
office and the adjacent receptionist area are situated such that the manager or office personnel
can view the Lobby and building entrance. It is important that management staff have visual
control to ensure security and to facilitate personal assistance to the residents. The Lobby is also
provided with a large Display area and a separate area for posting of events/notices on a bulletin

board.

These spaces, as well as all other public spaces for the project, shall be fully accessible, and in
conformance with all visitablity standards and universal design construction. This will assist
seniors as they age in place and will encourage visits from the outside to enrich the quality of life

of the residents.

Community Room

A Community Room, sized so all tenants can congregate and located prominently off the main
lobby, will be provided. The area will be used for a variety of social, educational and
recreational activities. This room might have a TV or other passive recreational uses. Storage
areas for tables, chairs, and other items is provided and located in the Community Room area.
The Community Room accesses the landscaped courtyard on the west side of the site.




Service Kitchen

A Service/warming Kitchen is located adjacent to the Community Room and is designed to serve
a variety of groups and events.

Library/Computer Room

This room is located on the first floor. The room can act as a quiet public space for reading or a
space for resident access to computers and the Internet. This room can also be used as a
computer classroom for programs with seniors from the surrounding community. Its convenient
location adjacent to the entry lobby brings such visitors into the facility, within an easily
supervised/controlled area.

Craft Room

This room is located on the third floor. The room can be utilized for multiple group activities,
such as sewing, painting, drawing, and ceramics, or can act as a quiet public space for possible
board games like chess or backgammon.

Laundry Room

This room is located on the second floor, with four washers, four dryers, and a spacious folding
table. A Television Room is placed adjacent to the Laundry Room, to give residents a near-by
location to spend time with other residents while their laundry is in the machines. Visual contact
between the rooms, through an interior window, facilitates social interaction.

Maintenance

The building will include a maintenance/shop area for maintenance items and will have
additional exterior storage for yard maintenance items when possible.

Unit Design. Typical Living Unit

Each one-bedroom unit will not exceed 540 total square feet in area. The units will vary slightly
in exact layout, due to the building design constraints. Each apartment unit will contain a kitchen
with a full-size range and refrigerator, sink and sufficient cabinet and counter space. Adjustable
countertops and removable base cabinets allow for lowering of countertops to wheelchair
accessible height. A living/dining area will provide adequate space for living/dining conditions
and ample closet/storage that is easily accessed by each resident.

All units are designed with consideration for accessibility for visitors that may have
physical challenges. They shall have ADA-compliant door widths, hardware heights,
clearances, etc. All units are also designed to be fully adaptable for persons with disabilities,
including door strike clearances, bathroom layout, kitchen space, etc. An emergency call
pull-cord system is installed in each unit bathroom and bedroom for the safety of the residents.



These features will accommodate the changing needs of the residents over the next 10-20
years to permit “aging-in-place” and enable the continued independence for the residents.

Amenities and Special Space Accommodations

A.

Site Design

One secured parking lot is located directly to the north of the building, which minimizes
travel distance to each unit and common areas.

Automatic/security gates providing vehicular and pedestrian access will be provided at all
entries to the site building.

Outdoor courtyard recreation areas are provided to allow passive recreation activity.

All site circulation paths and building entrances shall be fully ADA-compliant. Site
furnishings shall be designed with the elderly residents and visitors in mind.

Building Design
Non-Slip flooring surfaces will be utilized throughout the building.

A separate laundry room with coin-operated washers and dryers, and a folding table will
be provided at a convenient location. A library/computer area will be provided on the
ground floor. Large activity spaces to facilitate social interaction will open directly off the

corridor on all floors.

An outdoor patio off the Community Room is provided with direct views to the west
assuring consistently good, soft lighting.

All areas of the building shall be ADA-compliant. Public fumnishings shall be selected
with the benefit of the elderly residents and visitors in mind.

Accommodations for Service Organizations

An easy, but controlled access for service organizations such as meals on wheels,
services for the mobility impaired, paramedics, etc. is provided at the main entry of the

building, on the ground floor.

The convenient, and controlled access to the library/computer area encourages programs
such as computer/internet classes for the surrounding senior community.

This entry is adequately sheltered from the elements, with an entry canopy, to
accommodate such services.



* All hallways and elevators are properly sized to easily accommodate such services.

¢ A central Community Room is located on the ground floor, near the entry, which can be
utilized for special functions by service organizations, in serving the residents of the

building.
D. Unit Design

¢ Blinds will be provided at all windows throughout. The inclusion of blinds will provide
visual continuity from the exterior and will permit draperies, if desired, on the interior.

* 10 % of the dwelling units are specifically designed to be fully accessible.
* 2 % of the dwelling units are specifically designed for the visual and hearing impaired.

¢ An electric two door, self-defrosting, 14 cubic foot refrigerator and 24” electric range will
be provided in each Living Unit.

 Carpet will be provided in the living rooms, bedrooms, and halls of all Living Units.

* The Living Units will have individual space heating and air conditioning and will have
electric service individually metered.

o All Living Units shall be adaptable, to address the physical needs of the elderly, and help
them age in place.

METHODS TO PROMOTE ENERGY EFFICIENCY

The 1990 National Affordable Housing Act (NAHA) and the HUD handbook require all projects
to meet or exceed the model building code requirements of The Council of American Building
Officials (CABO), the proposed building will be designed to meet or exceed these standards and
the California Title 24 requirements as stated utilizing some of the following examples:

All exterior windows and doors will be protected from the sun by insets and site landscaping.
Exterior walls will be constructed with 6-inch studs to permit a minimum of “R-19”

insulation.

e The roof will be constructed with a repetitive wood truss-joist system, creating a space where
a minimum of R-30 batt insulation will be installed between framing members.

¢ Operable, low “E” glass and double glazed windows will be provided to control heat
gain and noise where appropriate.
Through-wall package HVAC units encourage individual responsibility for energy usage.
Only energy efficient appliances and equipment, emphasizing Energy Star labeled
products will be specified.

’



¢ Low consumption lighting and plumbing fixtures will be specified to meet the California
Power and Water Conservation codes.

Efficient Construction/Limit Long Term Maintenance

The proposed apartment building has been designed so both the individual apartments and public
areas can support a resident population as it ages, while still retaining a non-institutional
environment. Our goals in preparing this design were to respect the concerns of the City of
Oceanside and the existing neighborhood, to meet the cost effective objectives of HUD and the
sponsor, and to provide an interesting and enjoyable environment for the senior residents who

will live in this development.

The building is designed using conventional housing construction techniques and repetitive
elements to save construction costs.

The exterior will be Fiber Cement Panel Siding (resembling wood siding) that will provide
the building with long-term durability and low maintenance.

A double loaded corridor will be used for efficient circulation, accessing individual
apartment units that are similar in size and layout, to save construction costs.

Kitchens and baths are stacked together whenever possible to simplify plumbing

construction.
Pre-hung/Pre-finished doors and windows will be specified.

Standard building components and equipment will be specified as in the following example
Outline Specification.

Outline Specifications

1.

2.

General Requirements

A. Construction Facilities
e Temporary site utilities
e Field office
e Sanitary facilities
¢ Temporary fencing to provide site security and protection of installed work
B. Site Staff
e Construction superintendent on site to coordinate construction activities
C. Code Requirements
e 2001 California Building Code
e Uniform Federal Accessibility Standards and Americans With Disabilities Act
(ADA)
National Fair Housing Act
Council of American Building Officials
California Title 24 requirements and amendments
Site Work
A. Finish Grading



* Landscaped areas to receive a minimum of 4” of topsoil
¢ Landscaping to be as designed including sod, seed, trees, shrubs and ground

cover.
* Entire landscaped area to be equipped with an lawn irrigation system
B. Paving
e Walks, curbs and patios to be concrete
Concrete
A. Foundations
e Trench footings to be concrete
B. Slabs
e Slabs on grade to be concrete
Masonry
A Brick
¢ Notapplicable for this project
B. Block
e Precision CMU
e Split face precision CMU
Metals
A Structural Steel
* A limited amount of structural steel will be used in the public spaces as
necessary to provide open spaces without columns
B. Miscellaneous Metal
e Comer guards, elevator ladders, lintels, etc.
Carpentry
A. Standard Floor System
e Lightweight concrete topping on 3/4” plywood on wood trusses at 24” on
centers with fiberglass insulation in joist space and 5/8” fire rated gypsum
board on resilient channels on bottom face of framing to provide a floor
system with structural integrity, a high level of noise abatement (STC 62),
and the safety of a one hour rated fire assembly
B. Party Wall Between Units
® 2x4 staggered stud framing at 16” centers with 5/8” fire rated gypsum board
on resilient channels on one face with 5/8” fire rated gypsum board on the
opposite face with (R-19) fiberglass insulation in stud space to provide wall
with high level of noise abatement (STC 52) and the safety of a one hour rated
fire assembly
C. Exterior Walls

* 2x6 and/or 2x4 framing at 16 centers with 5/8” fire rated gypsum board on
face with (R-19) fiberglass insulation in stud spaces and fiber cement panel
siding (resembling wood siding) over (2) layers of 15# grade D asphalt felt on

the exterior face



D.

Roof Framing
 Prefabricated wood trusses with plywood sheathing and (R-30) fiberglass
insulation to provide a cost effective roof framing that also exceeds the

California Energy Code(s)

Thermal and Moisture Protection

A.

B.

C.

D.

Insulation

* Exterior, and interiors walls where applicable, (R-19) fiberglass batt.

e Attic spaces (R-30) fiberglass batt.

Roofing

e Class A Asphalt Shingle Roofing

Flashing and Sheet Metal

e Roof flashing, ridge/roof vents, soffit vents, drip edges, comner/plaster casing
beads, etc.

e Gautters and down spouts.

Caulking

e Acrylic latex and/or Silicone

Doors, Windows and Glass

A. Aluminum Entry
* Aluminum doors and frames at public entrances for heavy use and low
maintenance
B. Metal Doors
* Hollow metal doors and frames at service areas for heavy use and low
maintenance
C. Wood Doors
* Pre-finished solid core wood doors in hollow metal frames at public areas.
e Pre-finished solid core wood doors in hollow metal frames at Living Unit
entry doors
* Pre-finished hollow core wood doors in metal frames at Living Unit interior
doors
D. Windows
¢ Pre-finished vinyl windows with thermal breaks and insect screens for high
energy conservation and low maintenance
E. Hardware
e Finish hardware to be high grade for residential use with rated latches on fire
doors. Door handles to be lever or push-type for accessibility for persons with
disabilities.
Finishes
A. Floors

e Level loop commercial grade carpet for low maintenance and long wear
¢ Vinyl composition tile for low maintenance and long wear
* Vinyl base in all areas for low maintenance and long wear



10.

11.

12.

13.

14.

B. Walls and Ceilings
¢  Unit walls: satin finish paint.
Unit bath and kitchen walls: semi-gloss paint.

®
e Unit ceilings: satin finish paint.
e Public area walls: satin finish
 Public areas ceilings: lay-in acoustic tile in metal grid with painted gypsum
board soffits in selected areas
Specialties

A. Public Areas
e Stainless steel trash chute
¢ Toilet room accessories including toilet paper holders, towel and soap
dispensers, toilet partitions, grab bars and mirrors
U.S. Post Office approved mail boxes
Identification signage for units and public areas
Building directory

B. Units
Bathroom accessories including toilet paper holder and towel bars

®
e Robe hooks, mirrors and medicine cabinets
e Ventilated closet shelving
® Grab bar design shall meet the special needs of the elderly and ADA
compliance
Equipment

A. Appliances

® 14 cubic foot, 2-door refrigerator with cycle defrost.

e 30” gas range with front controls.

e Garbage disposal.

e Common area laundry facilities with washer(s) and dryer(s).
B. Cabinetry

e Wood frame cabinets with plastic laminated faces

¢ Plastic laminated counters, backsplashes and side splashes.

Fumnishings
A. Units
e vertical blinds at all windows

Special Construction
e Not applicable to this project.

Conveying Systems
A. Elevators
e Elevators to be hospital size for medical emergencies and to meet barrier free

access requirements. Elevators shall be hydraulically operated.



15. Mechanical

A

C.

Plumbing
Stainless steel kitchen sinks

Vitreous china water closets

Enamel steel bathtub and lavatories

Chrome plumbing controls

Waste lines and vents per code

Copper water supply lines/valves at each fixture
Insulated hot and cold water mains and branches
Heating and Ventilating

¢ Self-contained through-wall heating and air conditioning units
e Exhaust fans at bathrooms

Fire Protection

® & o o ¢ o o

e Fire sprinklers for entire building per code requirements

16. Electrical

A.

Power and Lighting
¢ Incandescent light fixtures for dwelling units, with fluorescent kitchen and

bathroom fixtures as required by code
* Fluorescent fixtures for corridors and public areas
¢ Underground service from pad-mounted transformer
e Emergency generator as required
Support Systems
Cable television system
Fire alarm system
Security/Access Control system
Smoke detectors
Intercom system
Emergency Call system



ORDER NO 20400234-9

EXHIBIT "A"

PARCEL 2, IN THE CITY OF OCEANSIDE, COUNTY OF SAN DIEGO,
STATE OF CALIFORNIA, AS SHOWN AT PAGE 4736 OF PARCEL MAPS,
FILED IN THE OFFICE OF THE COUNTY RECORDER OF SAN DIEGO

COUNTY, MAY 19, 1976.






