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EXECUTIVE SUMMARY

ES.1 INTRODUCTION
This Draft Environmental Impact Report (EIR) is an informational document intended to
inform public agency decision makers and the general public of the significant
environmental effects of implementation of the Oceanside Fairfield Inn & Suites Project
(Project), identify possible ways to minimize the significant impacts, and describe the
reasonable alternatives to the Project. The public agency shall consider the information
in the EIR, along with other information, which may be presented to the agency
[California Environmental Quality Act (CEQA) Guidelines §15121(a)] for informational
purposes.
This EIR has been prepared in accordance with the City’s guidelines for compilation of
an EIR and with all criteria, standards, and procedures of CEQA of 1970 as amended
(Public Resource Code §21000 et seq.), and CEQA Guidelines (California Code of
Regulations §15000 et seq.).
Per §21067 of CEQA and §§15367 and 15050 through 15053 of the State CEQA
Guidelines, the City of Oceanside (City) is the Lead Agency under whose authority this
document is being prepared.
Per CEQA Guideline 15146, this is a focused EIR
prepared to the level of specificity of the underlying action (e.g., Development Plan
level), to assess potential environmental impacts and to propose mitigation measures,
where required, to reduce significant impacts.
The Project would be constructed on an approximately 2.32-acre parcel on the northern
side of Oceanside Boulevard between Vine Street and Clementine Street (APN: 152320-37-00) within the City of Oceanside, San Diego County. The property is located
within the City’s Townsite Neighborhood Planning Area. The Project is proposing to
construct a hotel and associated amenities on a currently vacant lot.
ES.2 PURPOSE OF AN ENVIRONMENTAL IMPACT REPORT
The purpose of an EIR is to analyze the potential environmental impacts associated
with a Project. CEQA states that the purpose of an EIR is to: (1) inform the public and
decision-makers of the potential environmental impacts of a Project; (2) identify
methods that could reduce the magnitude of potentially significant impacts of a Project;
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and (3) identify alternatives that could reduce the magnitude of potentially significant
impacts or propose more effective use of the Project site.

ES.3 ENVIRONMENTAL ANALYSIS
The environmental analysis for this project evaluated the proposed Fairfield Inn & Suites
Project as well as alternatives to the proposed Plan. The project alternatives consisted
of (1) the No Development) Alternative and (2) the Residential (No GPA/Rezone)
Alternative. Please refer to Table ES-1 for a comparison of the potentially significant
impacts for both alternatives.
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Table ES-1. Summary of Impacts of Project and Alternatives
ISSUE AREA

Aesthetics
Air Quality
Biological
Resources
Cultural/Tribal/
Paleontological
Resources
Geology/Soils
Greenhouse Gases
Hazards/Hazardous
Materials
Hydrology/Water
Quality
Land Use
Noise
Public Services
Transportation/
Traffic
Utilities

PROPOSED
PROJECT

ALTERNATIVE 1
ALTERNATIVE 2
(NO
(RESIDENTIAL
DEVELOPMENT)
ALTERNATIVE
Less than significant Less than significant Less than significant
Significant and
Less than significant Significant and
mitigable
mitigable
Significant and
Less than significant Significant and
mitigable
mitigable
Significant and
Less than significant Significant and
mitigable
mitigable
Significant and
Less than significant
mitigable
Less than significant Less than significant
Less than significant Less than significant

Significant and
mitigable
Less than significant
Less than significant

Less than significant Less than significant Less than significant
Less than significant
Less than significant
Less than significant
Significant and
partially mitigable
Less than significant

Less than significant
Less than significant
Less than significant
Less than
significant**
Less than significant

Less than significant
Less than significant
Less than significant
Significant and
partially mitigable
Less than significant

** Horizon year impacts to Oceanside Boulevard/I-5 interchange would still exceed
thresholds without the project
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I.

INTRODUCTION

This Draft Environmental Impact Report (EIR) is an informational document intended to
inform public agency decision makers and the general public of the significant
environmental effects of implementation of the Oceanside Fairfield Inn & Suites Project
(Project), identify possible ways to minimize the significant impacts, and describe the
reasonable alternatives to the Project. The public agency shall consider the information
in the EIR, along with other information, which may be presented to the agency
[California Environmental Quality Act (CEQA) Guidelines §15121(a)] for informational
purposes.
This EIR has been prepared in accordance with the City’s guidelines for compilation of
an EIR and with all criteria, standards, and procedures of CEQA of 1970 as amended
(Public Resource Code §21000 et seq.), and CEQA Guidelines (California Code of
Regulations §15000 et seq.).
Per §21067 of CEQA and §§15367 and 15050 through 15053 of the State CEQA
Guidelines, the City of Oceanside (City) is the Lead Agency under whose authority this
document is being prepared.
Per CEQA Guideline 15146, this is a focused EIR
prepared to the level of specificity of the underlying action (e.g., Development Plan
level), to assess potential environmental impacts and to propose mitigation measures,
where required, to reduce significant impacts.
The Project would be constructed on an approximately 2.32-acre parcel on the northern
side of Oceanside Boulevard between Vine Street and Clementine Street (APN: 152320-37-00) within the City of Oceanside, San Diego County. The property is located
within the City’s Townsite Neighborhood Planning Area. The Project is proposing to
construct a hotel and associated amenities on a currently vacant lot.

I.A.

PURPOSE OF AN ENVIRONMENTAL IMPACT REPORT

The purpose of an EIR is to analyze the potential environmental impacts associated
with a Project. CEQA states that the purpose of an EIR is to: (1) inform the public and
decision-makers of the potential environmental impacts of a Project; (2) identify
methods that could reduce the magnitude of potentially significant impacts of a Project;
and (3) identify alternatives that could reduce the magnitude of potentially significant
impacts or propose more effective use of the Project site.
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I.B.

EIR ADEQUACY

An EIR is an informational document and is not intended to determine the merits or
recommend approval or disapproval of a Project. Ultimately, City decision-makers must
weigh the environmental effects of a Project among other considerations, including
planning, economic, and social concerns. The standards of adequacy of an EIR,
defined by §15151 of the CEQA Guidelines, are as follows:
“An EIR should be prepared with a sufficient level of analysis to provide
decisionmakers with information which enables them to make a decision
which intelligently takes account of environmental consequences. An
evaluation of the environmental effect of the proposed Project need not be
exhaustive, but sufficiency of an EIR is to be reviewed in the light of what
is reasonably feasible. Disagreement among experts does not make an
EIR inadequate, but the EIR should summarize the main points of
disagreement among the experts. The courts have not looked for
perfection but for adequacy, completeness, and good faith effort at full
disclosure.”

I.C.

ORGANIZATION OF THE EIR

The content and format of this Draft EIR are designed to meet the current requirements
of CEQA and the CEQA Guidelines. This Draft EIR is organized into the following
chapters so the reader can easily obtain information about the proposed Project and its
specific issues.
Chapter I – Introduction: This Chapter describes the purpose and organization of the
EIR and its preparation, review, and certification process.
Chapter II – Environmental Setting: This Chapter provides a description of the
regional and local environmental setting.
Chapter III – Project Description: This Chapter describes the background for the
Project, outlines the objectives, and summarizes components of the General Plan
Amendment, Zone Amendment, Development Plan, two Conditional Use Permits, and
Variance.
Chapter IV – Environmental Analysis: For each environmental issue area which may
experience significant impacts as a result of Project implementation, there is a
description of the regional setting, thresholds of significance, and a discussion of the
potentially adverse environmental impacts. Should the analysis show that the Project
Plan would result in significant impacts to the environment, mitigation measures, where
feasible, would be established.
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Chapter V – Other Environmental Considerations: This Chapter discusses
environmental issue areas identified within CEQA that require analysis. These issue
areas include: significant irreversible and irretrievable commitment of resources, growth
inducing impacts, and cumulative impacts.
Chapter VI – Project Alternatives: This Chapter describes the alternatives for the
Project. This Chapter also provides a brief description of alternatives considered but
not addressed in detail.
Chapter VII – Effects Found Not To Be Significant: This Chapter discusses issues
that were found not to be significant for the Project.
Chapter VIII – Unavoidable Significant Adverse Environmental Impacts: This
Chapter includes a discussion of significant environmental effects that cannot be
avoided if the Project is implemented.
Chapter IX –Persons, Organizations, and Agencies Consulted: This Chapter lists
the individuals, organizations, and agencies consulted during the preparation of this
Draft EIR.
Chapter X – List of Preparers: Firms and individuals responsible for the content of this
Draft EIR.
Chapter XI – References: This Chapter provides the list of references cited.
Appendices: This Chapter presents data supporting the analysis or contents of this
Draft EIR. All technical appendices are provided electronically on a CD in a pocket at
the end of this document. In addition, copies of these reports are on file at the City of
Oceanside City Hall.

I.D.

EIR PROCESS

A Notice of Preparation (NOP) was circulated to the California Office of Planning and
Research, responsible and trustee agencies, and other interested parties between
September 7 and October 7, 2016. A Public Scoping Meeting was held on September
22, 2016. Written comments on the NOP are included in Appendix A of this EIR.
This EIR evaluates the Project’s potential impacts on the following aspects of the
physical environment:
Aesthetics/Landform Alteration
Air Quality*
Biological Resources*

Hydrology and Water Quality*
Land Use and Planning
Noise*
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Cultural and Paleontological Resources*
Geology/Soils*
Global Climate Change*
Hazards and Hazardous Materials*

Transportation/Traffic*
Utilities and Service Systems

Technical studies have been prepared by qualified professionals as indicated above (*).
These studies are included in the technical appendices to the EIR.
Additionally, as required per City Council Policy 300-14, a Community Outreach Plan
was prepared to document the applicant’s outreach efforts to the surrounding
community.
1.

Lead and Trustee Agencies

Per §15367 of the State CEQA Guidelines, a Lead Agency is defined as “the public
agency which has the principal responsibility of carrying out or approving a Project.” The
Lead Agency for the proposed Project is the City of Oceanside. Additionally, State law
requires that all EIRs be reviewed by Trustee Agencies. A Trustee Agency is defined in
§15386 of the State CEQA Guidelines as “a state agency having jurisdiction by law over
natural resources affected by a Project which is held in trust for the people of the State
of California.”
California Department of Fish & Wildlife (CDFW)
The California Endangered Species Act (CESA) (California Fish and Wildlife Code
§2050, et seq.) generally parallels the main provisions of the Federal Endangered
Species Act (FESA) and is administered by the CDFW. Its intent is to prohibit the
unauthorized “take” and protect state listed endangered and threatened species of fish,
wildlife, and plants. Unlike its federal counterpart, CESA also applies the take
prohibitions to species petitioned for listing (state candidates). The CDFW also has the
authority to reach an agreement with an agency or private party proposing to affect
intermittent or permanent wetlands or riparian habitat, pursuant to Sections 1601-1616
of the State Fish and Wildlife Code. As detailed in Section IV.C, Biological Resources,
the Project would not alter any streambed or riparian area, so a Streambed Alteration
Agreement would not be required for this Project.

Regional Water Quality Control Board (RWQCB)
The San Diego RWQCB is one of nine regional boards under the California “State
Water Resources Control Board” (SWRCB). Under the direction of the SWRCB, the
RWQCB exercises authority under the Federal Clean Water Act (CWA) and state
statutes that regulate the discharge of “fill” into waters of the United States within its San
Diego region of influence. Regulation in part is through a Section 401 Water Quality
Certification. Section 401 Certification is based on a finding that the proposed Project
Section 404 discharge would comply with all pertinent water quality standards
established by the RWQCB. The Project does not include any discharge of fill into
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waters of the United States, and therefore does not require a 404 permit or 401
Certification.
2.

Federal Agencies

The following is a list of federal agencies that may also regulate the proposed Project:
United States Fish & Wildlife Service (USFWS)
The USFWS is responsible for enforcing the FESA, and reviews and comments on
applications for Section 404 CWA permits submitted to the United States Army Corps of
Engineers (USACE) under the Fish & Game Coordination Act (16 U.S.C. §661 et seq.).
If the proposed Project is determined to have an adverse effect on a species that is
federally listed as threatened or endangered, consultation with the USFWS would be
required. As detailed in Section IV.C, Biological Resources, the Project would not affect
any federally listed species, and would not result in a “take” of a federally listed species.
“Take” is defined in the ESA as “to harass, harm, pursue, hunt, shoot, wound, kill, trap,
capture, or collect, or attempt to engage any such conduct.” No Section 7 or 10(a) take
authorization would be required for this Project.
United States Army Corps of Engineers
The Corps has jurisdiction over development pursuant to the CWA, as amended.
Projects that include potential discharge of dredge or fill impacts to the “waters of the
U.S.” (including wetlands) are subject to Section 404 of the CWA and require a permit.
As detailed in Section IV.C, Biological Resources, the Project would not affect any
waters of the U.S., so a 404 permit would not be required for this Project.
I.E.

DISCRETIONARY ACTIONS

The City of Oceanside would require the following discretionary actions:
Certification of the EIR
Per §15090 of the State CEQA Guidelines, prior to approving a Project, the lead agency
shall certify that (1) the final EIR has been completed in compliance with CEQA, (2) the
final EIR was presented to the decision-making body of the lead agency and that the
decision-making body reviewed and considered the information contained in the final
EIR prior to approving the Project, and (3) the final EIR reflects the lead agency’s
independent judgment and analysis.
General Plan Amendment
The Project would require a General Plan Amendment (GPA) to change the current land
use designation from single-family residential (SFD-R) to General Commercial (GC).
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Zone Amendment
A Zone Amendment (ZA) would also be required to change the current zoning from
Residential Single Family (RS) to Commercial Recreation (CR).
Development Plan
The project is proposing the construction of a 99-room select service hotel to support
business travelers as well as visitors. Proposed guest services would include a small
business center, market, and fitness center. A small guest dining room would be near
the lobby check-in area, where continental breakfast would be provided for hotel guests
only. A full restaurant facility is not proposed. The proposed hotel would be three and
four stories in height and located over an underground basement parking structure.
Conditional Use Permits
Two Conditional Use Permits (CUPs) would be required. One CUP would allow a hotel
use in the Commercial Recreation Zone as established by the Zoning Ordinance. The
second CUP would allow a reduction of parking standards.
Variance
A Variance is requested to construct retaining walls greater than six feet in height.
I.F.

DRAFT EIR REVIEW PROCESS

This Draft EIR for the Project is subject to a 45-day public review period. During public
review, written comments (regarding the information contained in the EIR) are invited
from agencies and individuals. Respondents are requested to provide information they
feel the EIR lacks or to indicate where this information can be found. The Draft EIR and
full-sized exhibits and appendices to some of the technical studies (e.g., traffic, geology,
hydrology, etc.) are on file with the City of Oceanside’s Development Services
Department. These documents are available during the public review period and may
be viewed at that location during normal business hours. All comments on the EIR
should be sent to:
Sergio Madera
Senior Planner
Development Services Department
City of Oceanside
300 North Coast Highway
Oceanside, CA 92054
Following the 45-day period for circulation and review of the draft EIR, all comments
and responses will be incorporated into the Final EIR prior to certification of the
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document by the City of Oceanside.

I.G.

SUMMARY OF IMPACTS AND MITIGATION MEASURES

A detailed discussion of existing environmental conditions, environmental impacts, and
recommended mitigation measures is included in Section IV, Environmental Impact
Analysis. Table I.2 summarizes the environmental impacts, mitigation measures, and
level of significance after mitigation associated with the Oceanside Marriott Fairfield Inn
and Suites Project.
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Table I.1

Summary of Significant Impacts and Mitigation Measures

Significant Impact

Mitigation Measure

Significance of Impact
After Mitigation

Aesthetics
No significant impacts were identified.

N/A

N/A

Air Quality
No significant impacts were identified.

N/A

N/A

Biological Resources
B-1. The project would develop the
entire 2.33 acre project site, resulting
in the loss of 0.44 acres of coastal
sage scrub, and 1.43 acres of nonnative grassland habitat. If the project
constructs the off-site sidewalk to Vine
Street to the west, and additional 0.04
acre of coastal sage scrub would be
impacted.
Cultural Resources
C-1. Although no cultural resources
were visible within the Project site,
there is a potential for previously
unidentified
subsurface
cultural
resources to occur within the Project
site. Damage to or destruction of such
resources
would
be
potentially
significant.

B- MM1: Impacts to coastal sage scrub would shall be mitigated Less than Significant
at a 2:1 ratio, resulting in 0.88 acre of land to be purchased that
contains coastal sage scrub (or 0.96 acre with off-site sidewalk
improvements). Additionally, nonnative
grassland would be
mitigated at a 0.5:1 ratio, resulting in 0.72 acres to be purchased.
Mitigation would be achieved off-site, likely purchased from a
mitigation bank within the bounds of the City’s WCPZ or PAMA
that contains sufficient quantities of the appropriate habitats.

MM-C-1
Due to the potential for encountering subsurface Less than Significant
cultural resources, an archaeological and Native American
monitoring program shall be conducted for the Project; the
monitoring program shall apply to the entire Project site.
Specifically, the program should consist of the following:

Prior to implementation of the monitoring, a pre-excavation
agreement shall be developed between the appropriate
Luiseño Band(s), the applicant, and the City of Oceanside.

The qualified archaeologist and the Native American
representative shall attend the pre-grading meeting with
the contractors to explain the requirements of the program.

An archaeologist and a Native American monitor shall be
on-site to observe all ground-disturbing activities in soils,
I-8
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Significant Impact

Mitigation Measure









Paleontological Resources
P-1 The Project would grade within
Paralic (Terrace) Deposits and San
Onofre Breccia which both have
potential for paleontological resources.
Destruction of such resources would
be potentially significant.

including fill, that have a potential for yielding cultural
material (monitoring would not be required in subsoil or
formational soils, in which cultural material would not
occur).
If intact archaeological artifact deposits or cultural features
are discovered, grading activities shall be temporarily
directed away from these deposits to allow documentation
and assessment of the resources.
If any human remains are discovered, the County Coroner
shall be contacted. In the event that the remains are
determined to be of Native American origin, the Most Likely
Descendant, as identified by the NAHC, shall be contacted
by the NAHC in order to determine proper treatment and
disposition of the remains.
Recovered artifactual materials shall be cataloged and
analyzed.
A report shall be completed describing the methods and
results of the monitoring program.
Artifacts shall be curated with accompanying catalog to
current professional repository standards or the collection
will be repatriated to the Luiseño Band(s), as specified in
the pre-excavation agreement.

MM-PAL-1 Prior to issuance of grading permits, the applicant Less than Significant
shall provide a letter of verification to the City of Oceanside’s
Planning Division that a qualified paleontologist has been retained
to carry out the mitigation/monitoring program. All persons
involved in paleontological resources monitoring shall be
approved by the Planning Division prior to start of monitoring.
The paleontologist shall attend pre-grade meetings to consult with
grading and excavation contractors.
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Significance of Impact
After Mitigation

Significant Impact

Mitigation Measure

Significance of Impact
After Mitigation

MM-PAL-2 The paleontologist or paleontological monitor shall
be on site full-time during the initial cutting of Old Paralic (Terrace)
Deposits and San Onofre Breccia. Monitoring may be increased
or decreased at the discretion of the qualified paleontologist, in
consultation with the Planning Division; such increases or
decreases will depend on the rate of excavation, materials
excavated, and abundance of fossils.
MM-PAL-3 When requested by the paleontologist, the City
Engineer shall direct that construction activities in the area of
fossil discovery shall be diverted, directed, or temporarily halted to
allow the recovery of fossil remains. The paleontologist shall
immediately notify the Planning Division of such finding at the time
of discovery. The Planning Division shall approve salvage
procedures to be performed before construction activities are
allowed to resume.
MM-PAL-4 Prepared fossils along with copies of all pertinent
field notes, photos, and maps shall be deposited (with the
applicant’s permission) in a scientific institution with
paleontological collections such as the San Diego Natural History
Museum. A final summary report shall be completed and
distributed to the City and other interested agencies which
outlines the results of the mitigation program. This report shall
include discussions of the methods used, stratigraphy exposed,
fossils collected, and significance of recovered fossils.
The requirement for paleontological monitoring shall be noted on
the grading plan. Prior to the release of the grading bond, the
final summary report shall be approved by the Planning Division.
Geology/Soils
GE-1 The proposed vertical cut slope The geotechnical study recommends the following mitigation Less than Significant
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Significant Impact

Mitigation Measure

was evaluated by Geosoils both for
short-term construction and permanent
(static and seismic) conditions, Cross
sections A-A and B-B are shown in
Plates 1 – 6 of Appendix E. While the
static short-term stability along these
cross-sections was determined to be
FOS 1.25 code-compliant, temporary
stability during construction would not
be met.
This is considered a
significant impact.

measures to reduce potentially significant impacts related to
potentially unstable soil conditions. These measures include ongoing evaluation of soil and geotechnical issues during project
grading to allow more specific measures and techniques to be
developed and utilized as necessary.
GE-MM-1. Slope stability shall be re-evaluated during the grading
and foundation plan review stage of project development.

GE-MM-2. Additional subsurface exploration shall be performed
to evaluate the condition of the subgrade for the proposed
building and assist with slope stability analyses of the graded
GE-2 While permanent FOS for the slope.
slopes would be at least 1.5 for both
static and seismic conditions, code- GE-MM-3. To achieve short-term stability and meet Cal-OSHA
requirements, at least one row of tiebacks (horizontal wires, rods,
compliance would also not be met.
or anchors), installed at elevation 45 feet, are required for lateral
GE-3
The
geotechnical
studies restraint of the vertical slope below the toe of the new 1 ½: 1
concluded that the proposed 1.5:1 cut vertical slope. Along Section A-A, the tiebacks shall be spaced at
slope near the western margin of the 7 feet on center, inclined at 15 degrees from the horizontal, and
property would have adequate static capable of achieving an ultimate design load of 100 kips with a
and seismic gross FOS provided that minimum unbonded length of 20 feet. Similar tiebacks for Section
the parking garage floor/foundation B-B shall also be required, with spacing at 4 feet on center and
and podium deck slab/beams can each minimum unbonded length of 24 feet. Larger diameter grout
provide a resisting force equal to anchors may be necessary to increase the bonded section of the
21,000 lbs. per sq. ft. Temporary tiebacks to achieve the required design load. (Please refer to
slopes along Geologic Cross Section Appendix E of the EIR for additional detail on tiebacks).
A-A’ demonstrates that the temporary
slopes along the cross section would GE-MM-4. To achieve permanent static and seismic stability and
have an adequate FOS during meet Cal-OSHA requirements, the aforementioned tiebacks will
construction, but the excavation for the also be required. The location, spacing, inclination, and loading of
parking garage floor would have an these tiebacks shall be provided by a qualified engineer
inadequate FOS when the adjacent specializing in shoring design. Additionally, the portion of the
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Significance of Impact
After Mitigation

Significant Impact

Mitigation Measure

1.5:1 cut slope is excavated.
impact is considered significant.

This vertical cult beneath the toe of the proposed 1.5: 1 (h:v) will
require bracing by the hotel building. Per modeling results of strut
loads, the required load for each strut in Section A-A is 38 kips
(unit of bending moment) and is 40 kips for Section B-B.
GE-4. Due to the flexible nature of the
proposed MSE retaining wall, the wall GE-MM-5. A debris catchment device shall be constructed
and
other
settlement-sensitive between the rear wall of the proposed building and the toe of the
improvements (building foundations, 1 ½:1 (h:v) cut slope to collect surface runoff and reduce the
building slab-on-grade floors, walls, potential for debris to impact the structure. Surface drainage
gravity-flow utilities, the swimming conditions shall be evaluated by the project engineer.
pool, flatwork, pavements) are not
strain-compatible
and
could
be GE-MM-6. The project shall be required to install Cast-in-Drilled
damaged. This impact is considered Hole (CIDH) piles and tiebacks. The CIDH piles shall be spaced
significant.
at 7 feet on center (in plan view), inclined at 25 degrees from the
horizontal and designed to achieve a lateral capacity equivalent to
80,000 lbs./foot. Lateral restraining forces piles and tiebacks as
well as the parking garage floor/foundation and podium deck
slab/beans would provide resisting forces equal to 11,000 lbs./ft.
GE-MM-7. Mitigation for the portion of the building foundation,
walls, slab-on-grade floor, and the swimming pool would either
require the use of deep foundation elements (CIDH piles) or the
use of ground improvement techniques such as geopiers or soilcement. While one of these measures may not entirely eliminate
distress potential, the use of CIDH piles or soil-cement beneath
gravity flow utilities, flatwork, and pavements within the MSE
retaining would provide a higher level of quality. An additional
value engineering study shall be required to evaluate the most
cost-effective solution to incorporate into the project design.
GE-MM-8. Construction sequencing shall be clearly indicated on
the project’s grading plans:
1. Overexcavating the building pad to elevation 37.25 ft.
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After Mitigation

Significant Impact

Mitigation Measure

Significance of Impact
After Mitigation

2. Excavating a 1.25:1 (h:v) simple slope backcut or the
geogrid reinforced backfill zone
3. Constructing the geogrid-reinforced MSE retaining wall with
recommended subdrainage devices and backfill materials.
4. Constructing the 2:1 fill slope above the MSE retaining wall
and bringing the building pad area to pad grade.
Final grading plans shall incorporate the full and complete
measures outlined above, determined through review by both a
City geotechnical engineer and the applicant’s geotechnical
engineer. Prior to issuance of grading permits, an Erosion Control
Plan, as concurred with and approved by the City Engineer, shall
be required. Final grading plans shall be reviewed and approved
by the City Engineering Division and City Planning Division prior
to issuance of grading permits. Monitoring of specific mitigation
would occur via Plan Check and site inspections by City staff as
specified in the Mitigation Monitoring and Reporting Program for
the project.
Greenhouse Gas Emissions
No significant impacts were identified.

N/A

N/A

Hazards and Hazardous Materials
No significant impacts were identified.

N/A

N/A

Hydrology/Water Quality
No significant impacts were identified.

N/A

N/A

Land Use
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No significant impacts were identified.

N/A

Significance of Impact
After Mitigation
N/A

Noise
No significant impacts were identified.

N/A

N/A

Significant Impact

Mitigation Measure

Public Services
No significant impacts were identified.
Traffic
No significant direct impacts were The project has incorporated the following design measures to
identified.
Under Horizon Year partially mitigate the Horizon Year impacts, consistent with the
conditions, Oceanside Boulevard and Circulation Element:
most intersections would continue to
operate at LOS D or better, two
1) Widen Oceanside Boulevard to match the current Right-ofintersections
would
have
an
Way along the project frontage with installation of a
unacceptable LOS:
sidewalk from Nevada Street (just west of the project site)
to the existing sidewalk just west of Vine Street.
 Oceanside Boulevard at I-5
2) Construct the project driveway to allow right turns in, right
Southbound Ramp (LOS E PM)
turns out, and left turns in. Egress left turns out of the site
 Oceanside Boulevard at I-5
would not be allowed. The driveway would be required to
Northbound Ramp (LOS F PM)
include a partial center raised median and a “pork chop”
type of raised median at the driveway to control the
The decreased LOS at these
movements.
intersections is consistent with the
current Circulation Element findings.
3) Improve Oceanside Boulevard/Ditmar Street to allow
westbound U-turns. During final engineering, the City will
also determine additional improvements to this intersection
to address community concerns regarding accidents at this
location. Measures may include special signal headers,
advanced signal warning signage, or other methods. This
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N/A

Horizon Year impacts
would remain significant
and unmitigated. This
would be the case with
or without the project.

Significant Impact

Mitigation Measure

Significance of Impact
After Mitigation

will also include related signal hardware such as a new
mast arm and pole along with widening the southeast
corner to provide for re-striping to allow u-turns, along with
a back-up battery.
4) The project would also include a 2.9 foot right-of-way
dedication and restriping Oceanside Boulevard to allow
installation of new raised medians providing a left turn lane
into the site and prohibiting left turns exiting the site. To
facilitate access back to I-5, the project would make street
improvements noted above to allow U-turns at Ditmar
Street (e.g., relocating the curb ramp and streetlight to
widen the intersection).
One mitigation measure is
project’s impacts:

proposed to partially mitigate the

TR-MM1. Install Polara Accessible Pedestrian Signals
(APS) with countdown timers to indicate walk/don’t walk
intervals at the following intersections:
a.
b.
c.
d.

I-5 SB Ramp
I-5 NB Ramp
Oceanside Boulevard at Ditmar Street
Oceanside at Vine Street

Utilities
No significant impacts were identified.

N/A
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II.

ENVIRONMENTAL SETTING

II.A.

PROJECT LOCATION

The Fairfield Inn & Suites project is within the northwestern portion of the City of
Oceanside, San Diego County, California (Figure II-1) The 2.32-acre site (APN: 152320-37-00) is located on the north side of Oceanside Boulevard, west of the Interstate
5 freeway, between Vine Street and Clementine Street. The project area is within
Township 11 South, Range 5 West, Section 25, of the USGS 7.5 San Luis Rey
quadrangle (Figure II-2).
II.B.

PROJECT SETTING

The vacant, moderately to steeply sloping site is within the Townsite Neighborhood
Planning Area. Surrounding land uses include single-family residences to the west, a
former grocery store and planned City sewer pump station to the northeast, and
Oceanside Boulevard to the southeast. The Cavalier Mobile Home Park and the North
County Transit District (NCTD) railroad right-of-way are located to the south of the site,
across Oceanside Boulevard (Figure II-3). The property is within the designated OffSite Mitigation Zone (OSMZ) of the City of Oceanside’s Final Subarea Plan (SAP).
The site has been subject to past disturbance, as evidenced by a prominent dirt path
that runs the length of the property. Elevations range from approximately 20 feet above
mean sea level (amsl) along the northeastern corner of the site to approximately 100
feet amsl at the northwestern corner of the parcel. A mix of non-native and native
vegetation is present on the project site.
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III.

PROJECT DESCRIPTION

III.A.

PROJECT OBJECTIVES

Section 15124 (b) of the CEQA Guidelines states that the project description shall
contain a “statement of the objectives sought by the Proposed Project” and further
states: “the statement of objectives should include the underlying purpose of the
project.” The primary objectives of the proposed project are as follows:
1. To construct a 99-room select service hotel, designed to serve both business
travelers and tourists, on a site along the I-5 corridor.
2. To promote visitor-serving uses and facilities west of the I-5 freeway, consistent
with Section 2.42 of the General Plan Land Use Element.
3. To provide a visitor commercial use near recreational and scenic areas with easy
access to freeways, expressways, and arterials, consistent with the Commercial
Recreation Zone.
4. To locate the project near public transit (including the Sprinter station and a
nearby bus stop) to allow visitors opportunities to take advantage of public
transit.
III.B.

PROJECT FEATURES

The project is proposing to construct a 99-room select service hotel on a currently
vacant 2.32 acre lot. The project requires a General Plan Amendment (GPA15-00004),
Zone Amendment (ZA15-00009), Development Plan (D15-00022), two Conditional Use
Permits (CUP15-00023 and 15-00024), and a Variance (V-15-00002) from the City of
Oceanside.
1. General Plan Amendment
The project site is currently designated as Single Family Residential (SFD-R) within the
City of Oceanside General Plan. Therefore, the project is proposing a General Plan
Amendment (GPA) to change the site designation to General Commercial (GC).
Section 2.242 of the City’s General Plan Land Use Element states that commercial
development adjacent to Interstate 5 should place a major emphasis on visitor-serving
uses and facilities. The project site occupies a prominent location at the Oceanside
Boulevard exit off the Interstate 5 freeway interchange. The site’s general orientation
toward the freeway provides an easily accessible location with high visibility for the type
of hotel proposed. While the project site is adjacent to both residential and commercial
areas, its orientation and proposed access point off Oceanside Boulevard provide it with
a strong connection to the adjacent commercial sites.
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The City’s General Plan also encourages sites west of the I-5 freeway to support
coastal dependent uses, as well as the use of public transportation systems. The
project is located along a major arterial (Oceanside Boulevard) that connects to South
Coast Highway and numerous coastal access points, and its close proximity to the
Sprinter Station would provide visitors easy access to public transportation during their
stay.
2. Zone Amendment
The current zoning designation for the site is Residential Single Family (RS). As part of
the project, the site zoning would be changed to Commercial Recreation (CR), which is
consistent with the proposed GPA. The purpose of the Commercial Recreation zone is
“To provide sites for recreation-oriented residential and commercial activities
conveniently located near recreational and scenic areas with easy access to freeways,
expressways and arterials.” The site’s location near Interstate 5 with easy access to the
beaches makes it suitable for the proposed hotel use. Additionally, the project would
complement the adjacent property, which is also zoned CR and developed with
commercial uses.
3. Development Plan
The project is proposing the construction of a 99-room select service hotel to support
business travelers as well as visitors. Proposed guest services would include a small
business center and fitness center. A small guest dining room would be near the lobby
check-in area, where continental breakfast would be provided for hotel guests only. A
full restaurant facility is not proposed.
As illustrated in Figures III-1 – III-3, the proposed hotel would be three and four stories
in height and located over an underground basement parking structure. Hotel rooms
would include a mixture of 1 king sized bed, 2 queen sized beds, and king suites, with
wheelchair accessible options. A central hallway would run the length of the building
with a centrally-located elevator access and staircase access at both ends of the
building. An outdoor pool and spa would be located at the northwest corner of the
project site for use by hotel guests.
The proposed grading plan is shown on Figures III-4 – III–7. Project construction would
require approximately 35,700 cubic yards (cu yds) of cut and 4,600 cu yds of fill,
resulting in a net export of 31,000 cu yds of material. Upon completion of grading, a 2:1
manufactured slope would be constructed along a portion of the project’s frontage, and
a 1.5:1 cut slope would be constructed at the rear of the project. The 2:1 slope would
range between 0 and 19 feet in height and the 1.5:1 slope would range from a minimum
of 0 feet to a maximum of 34 feet. As discussed further in this EIR (Chapter IV.A,
Aesthetics and IV. I. Land Use), the City’s General Plan acknowledges that lands
designated for industrial and commercial development may require significant alteration
of the terrain to ensure their viability.
The natural sloping topography of the site was considered in the site design, to
minimize the building and parking footprint. As a result, a subterranean parking garage
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is proposed with the building oriented toward Oceanside Boulevard to reduce required
retaining wall heights. The proposed design would construct a 5.5 foot standard
conventional wall on the western side of the project at the base of the 1.5:1 slope and
7.5 foot, or less, retaining walls along the roadway. Another conventional retaining
wall, approximately 17.5 feet in height, would be built at the southwestern end of the site
and is required to allow completion of off-site sidewalk improvements. Additional detail
on the proposed retaining walls is provided within the Variance discussion below as well
as in Chapter IV.A of this EIR (Aesthetics).
The project design meets or exceeds development standards of the CR District, as
summarized below.
Development Standards – CR District
Minimum Lot Area (sq. ft.)
Minimum Yards (ft.):
Front
Side
Corner Side
Rear
Maximum Height of Structures
(ft.)
Minimum Site Landscaping

Required
10,000

Proposed
101,059

15
10
50

15
15
10
15
46

15%

51%

SOURCE: THE LIGHTFOOT PLANNING GROUP, 2016

Architecture. The proposed hotel building has been designed with varying rooflines and
massing. A complementary color palette is proposed, incorporating a variety of finishes
and exterior details to add character to the hotel building (Figure III-3). Different
sections of the hotel exterior would be highlighted by variations in materials and
finishing, providing visual contrast and interest. The entryway canopy would draw focus
to the entrance and create an inviting atmosphere, as well as providing functional shade
and shelter for arriving guests. The interior hotel layout would place rooms along one or
both sides of a corridor to allow expanded glass elements in the interior elevations. The
overall project design has been developed to create an aesthetically pleasing building
that would be compatible with the character of the Townsite Neighborhood Planning
Area and welcome visitors to the area. Refer to Chapter IV.A (Aesthetics) for further
detail.
Landscaping. The proposed Landscape Concept Plan (Figures III-8 and III-9) would
incorporate low water use plants and a blend of ornamental and native species. It
includes an enhanced parkway along Oceanside Boulevard and special site and
building entry treatments to create a visually pleasing aesthetic. Further details related
to the proposed landscaping plan are provided in Chapter IV.A, Aesthetics.
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Parking, Access and Circulation. Vehicular access into the hotel site would be from a
new driveway constructed from Oceanside Boulevard. The entry driveway location was
selected considering the grade and slope of Oceanside Boulevard, sight
distance/visibility for entering and exiting the site, and input from City staff as well as the
local community. The project would include a 2.9 foot right-of-way dedication and
restriping Oceanside Boulevard to allow installation of new raised medians providing a
left turn lane into the site and prohibiting left turns exiting the site. To facilitate access
back to I-5, the project would make street improvements to allow U-turns at Ditmar
Street (e.g., relocating the curb ramp and streetlight to widen the intersection).
New roadway and sidewalk improvements are proposed along the project frontage
(Figure III-6). These improvements would ultimately extend offsite adjacent to the City’s
planned sewer pump station, where they would connect to the existing sidewalk along
the frontage of existing commercial projects to the northeast. It should be noted that the
widening of Oceanside Boulevard and installation of the sidewalk between the project
frontage and existing improvements just west of Vine Street are also design features of
the City’s proposed pump station upgrade project on the adjacent parcel. The timing of
this City project is not yet finalized, and whichever project proceeds first will install
sidewalk along this frontage. Depending on the status of the City’s plans and project
construction, the sidewalk may be installed in its ultimate location, or as an interim
improvement along the existing edge of pavement. The proposed hotel project would
make these improvements if they have not already been implemented by the pump
station project, so that there is a continuous connection to the existing sidewalk
terminus just west of Vine Street. If the hotel construction precedes the pump station,
locating the sidewalk in its ultimate location will require additional grading and minor
changes in the property line retaining wall, as shown conceptually in Figure III.10.
Although precise grading and improvement plans would still require final design the
environmental effects of such improvements are addressed in this EIR.
The project would construct additional sidewalk improvements up to the Nevada Street
intersection, which would provide a missing section of sidewalk and complete the
pedestrian connection to the west. As noted above, a retaining wall would be required
to protect existing off-site improvements adjacent to Oceanside Boulevard. This is
discussed in further detail under the discussion of the Variance below as well as
Chapter IV.A, Aesthetics, of the EIR.
Onsite circulation includes a porte-cochere (covered entryway) adjacent to the lobby for
drop off and registration, and a hammerhead turnaround for emergency vehicles. The
parking area would be on the southeast side of the building, and would provide 99
spaces, which would meet the demand for the type of hotel as proposed. The project is
requesting a Conditional Use Permit for a reduction in the parking standards, as allowed
by the Zoning Ordinance and further described below.
The City of Oceanside Zoning Ordinance stipulates that five specific findings must be
made before a Development Plan can be approved. These findings are detailed in
Chapter IV.I, Land Use, of this EIR.
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4.

Conditional Use Permits (CUPs)
a. Hotel Use

A CUP is required for a hotel use in the Commercial Recreation zone as established by
the City of Oceanside Zoning Ordinance. The hotel use is appropriate in this location
with its orientation towards Interstate 5 and the site’s proximity to recreation
opportunities within the City of Oceanside. There would be no interference or
encroachment into existing residential areas. As noted earlier, this use would
implement Policy 2.242 of the Land Use Element which states that commercial
development off Interstate 5 should place a major emphasis on visitor-serving uses and
facilities.
b. Reduction in Parking Standards
A second CUP is proposed for a reduction of parking standards from the current
standard of 1.2 spaces per room. Under the existing standards, 119 parking spaces
would be required for the proposed project. The project is proposing 99 parking spaces,
including 5 handicap accessible parking spaces.
Section 3105 of the Oceanside Zoning Ordinance allows a reduction in parking
standards through the approval of a CUP, provided that the actual parking demand will
be less than the amount required under the current standards, and that the proposed
use and long-term occupancy of the building will not generate additional demand at
some point in the future.
A Parking Demand Study was prepared for the project in 2015 and is included with
Appendix J of this EIR. The project is envisioned as a select-service hotel to serve
business travelers as well as tourist guests. Based on survey data for similar hotels in
the area, the parking rate is typically no more than 0.78 parking spaces per occupied
room during the week and 0.85 occupied room spaces on weekends. This reflects the
variation in parking demand rates for this type of hotel among guests and employees.
The peak hours for guest parking are generally between 10 p.m. and 6 a.m., when
guests are in their rooms. During the day and early evening, guests are otherwise out
of the hotel enjoying the nearby attractions, conducting business, or eating a meal at an
offsite restaurant. This is in contrast to the parking demand for employees, which is
highest between 7 a.m. and 3 p.m., while the housekeeping staff is busy cleaning rooms
and the rest of the hotel. The City of Oceanside’s Zoning Ordinance also stipulates that
three specific findings must be made before prior to approval of a CUP. These findings
are detailed in Chapter IV.I, Land Use.
5. Variance
As discussed above, retaining walls would be necessary to create a building pad and
parking area for the proposed hotel use and to complete off-site sidewalk
improvements. The walls have been designed to be plantable where possible and/or
hidden from the right-of-way view by the structure. Planting area between walls would
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accommodate drainage as well as soften the appearance of the walls to provide a more
pleasing frontage along Oceanside Boulevard.
The City of Oceanside Zoning Ordinance stipulates that three specific findings must be
made before a Variance can be approved. These findings are detailed in Chapter IV.I,
Land Use, of this EIR.
III.C.

PROJECT DESIGN CONSIDERATIONS

The project incorporates several design measures to avoid and/or minimize project
impacts. These include measures for aesthetics, air quality, biological resources,
geology and soils, hydrology/water quality, land use, noise, public services, traffic, and
utilities. Table III.1 lists the design considerations for the project.
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Table III.1. Project Design Considerations
Aesthetics
Light or Glare Pollution
The project will comply with Section 39, Light Pollution Regulations, of the City of
Oceanside Municipal Code for appropriate lamp source and light shielding for outdoor light
fixtures to restrict light pollution.
Air Quality
Grading emissions related to fugitive dust will be managed in a manner that is consistent
with the City of Oceanside Grading Ordinance and San Diego Air Pollution Control District
standards.
Biological Resources
Sensitive Natural Community
The project site supports coastal sage scrub (0.45 acre) and non-native grassland (1.43
acres. The project will conform to the City’s SAP by providing mitigation for the loss of this
habitat at the required 2:1 ratio for coastal sage and 0.5:1 ratio for non-native grassland.
Geology and Soils
To control erosion during construction, Best Management Practices (BMPs) will be
implemented through a Storm Water Pollution Prevention Program. Additionally, as
detailed in Chapter IV. E of this EIR, a number of project design features and mitigation
measures are required as part of the geotechnical study.
Hydrology/ Water Quality
Storm water and pollutant discharge on the project site will be regulated by the Regional
Water Quality Control Board (RWQCB) of San Diego and comply with the Water Quality
Control Plan for the San Diego Basin. Regulation of water quality, use of water resources
by the State Water Quality Control Board and the RWQCB will also be followed in addition
to prescribed best management practices. All applicable federal, state and local
regulations regarding stormwater runoff and water quality will be complied with.
Development of the project will result in several drainage improvements to the existing site,
including bioretention after which runoff will be moved to the existing off-site system. Sheet
flow presently flowing off-site will now be captured. Construction of the site will follow a
designated Storm Water Pollution Prevention Plan (SWPPP). At the completion of
construction a Standard Urban Storm Water Mitigation Plan (SUSMP) will be implemented
on the site and stipulations of the current NPDES permit will be complied with.
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Land Use
Multiple Habitat Conservation Plan and Oceanside Subarea Plan
As discussed in Chapter IV.C, the project would comply with the MHCP and the City’s SAP.
General Plan Land Use Element
With approval of the GPA, the project would comply with all applicable goals and policies.
Zoning Ordinance
With approval of the ZA, the project would comply with all applicable goals and policies.
Noise
The measures recommended within the noise study will be required as part of the project.
The project will adhere to construction hours established in the Noise Element of the City’s
General Plan.
Public Services
All Public Facilities
The project shall be in compliance with the City of Oceanside Municipal Code Ordinance 8845, Section 1, Chapter 32B “Impact Fees” and Ordinance 91-09, Section 1, Chapter 32C
“Public Facility Requirements” and will pay imposed impact fees to offset impacts to public
facilities. The Public Facilities Fee consists of separate components for each of the following
capital facilities: libraries; administrative space/civic center; police/records management;
corporation yard; and fire protection. The Public Facilities Fee is paid to meet a new
development’s share of costs for facilities needed to meet the level of service standard as
identified in the City’s long-range capital improvements program.
Hazards and Hazardous Materials
Construction activities at the project site will be in compliance with existing federal and state
standards for the handling, storage and transport of necessary hazardous materials.
Operation of the project at the completion of construction will adhere to federal and state
standards in the handling, storage and transport of hazardous materials.
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Transportation and Traffic
The project has incorporated the following design measures to partially mitigate the Horizon
Year
1) Widen Oceanside Boulevard to match the current Right-of-Way along the project
frontage with installation of a sidewalk from Nevada Street (just west of the project site)
to the existing sidewalk just west of Vine Street.
2) Construct the project driveway to allow right turns in, right turns out, and left turns in.
Egress left turns out of the site would not be allowed. The driveway would be required
to include a partial center raised median and a “pork chop” type of raised median at the
driveway to control the movements.
3) Improve Oceanside Boulevard/Ditmar Street to allow westbound U-turns. During final
engineering, the City will also determine additional improvements to this intersection to
address community concerns regarding accidents at this location. Measures may
include special signal headers, advanced signal warning signage, or other methods.
This will also include related signal hardware such as a new mast arm and pole along
with widening the southeast corner to provide for re-striping to allow u-turns, along with
a back-up battery.
4) As noted in Chapter III (Project Description), the project would also include a 2.9 foot
right-of-way dedication and restriping Oceanside Boulevard to allow installation of new
raised medians providing a left turn lane into the site and prohibiting left turns exiting
the site. To facilitate access back to I-5, the project would make street improvements to
allow U-turns at Ditmar Street (e.g., relocating the curb ramp and streetlight to widen
the intersection).
It should also be noted that the widening of Oceanside Boulevard and installation of the
sidewalk are also design features of the City’s proposed pump station upgrade project at
Oceanside Boulevard and Vine Street. As detailed in Chapter III, the proposed hotel project
would make the off-site sidewalk improvements if they have not already been implemented by
the pump station upgrade prior to construction.
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