IV.H. HYDROLOGY AND WATER QUALITY

The following documents were used in the preparation of this section. The text of these
reports is included in Appendix H of the Draft EIR. The volumes containing background
information, analysis data, oversize figures, and calculations are on file at the City of
Oceanside’s Planning Division, and may be reviewed during normal business hours.
Priority Development Project Storm Water Quality Management Plan for Fairfield
Inn & Suites. Prepared by REC Consultants 2016(a)
Technical Memorandum, Summary of SWMM Modeling for Hydromodification
Compliance for Fairfield Hotel, Oceanside, CA. Prepared by REC Consultants,
September 9, 2015 (Revised September 23, 2016b)
Technical Memorandum: Pre and Post-Dev. Q100. Prepared by REC
Consultants, September 9, 2015 (Revised September 23, 2016c).

IV.H-1

Environmental Setting

General Hydrology
The overall topography of the site is characterized by moderately to steeply sloping
land, with elevations range from approximately 100 feet above mean amsl at the
northwestern corner of the site to approximately 20 feet amsl at the northeastern corner
of the parcel. The project’s hydrologic location is designated as 904.10, within the
Loma Alta Hydrologic Area of the Carlsbad Hydrologic Unit.
As discussed in Chapter IV.G (Geology/Soils), on-site soils include undocumented
artificial fill, Quaternary-age old colluvium (topsoil), Quaternary-age paleosol, and
weathered Quaternary-age old paralic deposits/San Onofre Breccia,/ Santiago
Formation. These occur in relatively shallow depths,
Surface Water
General Runoff. The 2.32 project area currently drains in a steep (greater than 30%
grade) to the east where flows are routed into an existing storm drain located within
Oceanside Boulevard (Figure IV.H-1). The Geotechnical Study and Storm Water
Quality Management Plan (SWQMP) have determined that in its natural state, the
infiltration rate of surface soils and formational sediments is expected to be less than
0.5 inches per hour.
IV.H-1
Fairfield Inn & Suites
Hydrology and Water Quality

The site is marked as an unshaded Zone X on the current Flood Insurance Rate Map
(FIRM) issued by the Federal Emergency Management Agency (FEMA). FEMA
describes this area to be outside the 500-hundred-year floodplain.
Groundwater
As noted in Chapter IV.G, regional groundwater was not encountered during site work,
although it was found on the northerly adjoining property during prior studies at a depth
of about 20 feet (about 10 feet MSL). Therefore, it is assumed that the regional
groundwater table may occur at that elevation on the project site.

IV.H-2

Regulatory setting

Federal Emergency Management Agency (FEMA)
This is the primary federal agency for coordination with communities to establish
effective floodplain management standards. FEMA prepares Federal Insurance Rate
Maps. These delineate the areas of special flood hazards and applicable risk premium
zones.
The National Flood Insurance Act.
This established the National Flood Insurance Program, which provides flood insurance
within communities with effective floodplain management programs. Identification of all
floodplain areas and establishment of flood-risk zones throughout the United States was
required. As the Project site is not located within a flood risk zone, this program does
not apply.
California Colbey-Alquist Flood Plain Management Act
This legislation was intended to encourage local governments to incorporate regulations
for floodplain management. It identifies requirements for reception of state financial
assistance for flood control. As the Project site is not located within a flood risk zone,
this program does not apply.
Federal Water Pollution Control Act (Clean Water Act)
The Clean Water Act is the principal federal law for the regulation of water quality. The
Act includes water quality standards, discharge limitations, and required permits.
California Porter-Cologne Water Quality Control Act
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This legislation establishes the responsibilities and authorities of the state’s nine
Regional Water Quality Control Boards and the State Water Resources Control Board.
In California, all surface waters and groundwater are considered to be “Waters of the
State’ under this Act. Under this Act, a Water Quality Control Plan for the San Diego
Basin was done (San Diego Basin – Region 9).
San Diego Municipal Storm Water Permit
This permit requires each municipality to develop a stormwater management program to
control the discharge of pollutants into and from separate storm sewer systems.
City of Oceanside Municipal Code – Storm Water Ordinance
Chapter 40 of the City’s Municipal Code is the City’s Storm Water Ordinance, which
includes water quality regulations issued by the San Diego Region Water Quality
Control Board. This ordinance prescribes Best Management Practices (BMPs) to be
utilized to prevent the degradation of water resources.

IV.H-3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts to hydrology or water quality would
be significant if the project would:
a. Violate any water quality standards or waste discharge requirements;
b. Substantially deplete groundwater supplies or interfere substantially with
groundwater recharge;
c. Substantially alter the existing drainage pattern of the area;
d. Create or contribute runoff which would exceed the capacity of existing or
planned stormwater drainage system; or
e. Otherwise substantially degrade water quality.
f. Place housing within a 100-year flood hazard area as mapped by FEMA or other
delineation map;
g. Place structures within a 100-year flood hazard area that would impede or
redirect flood flows;
h. Expose people or structures to a significant risk of loss as a result of the failure of
a levee or dam; or
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i. Result in inundation by seiche, tsunami, or mudflow.

IV.H-4

Project Impacts

The proposed Project is considered a Priority Development Project (PDP) as it would
create 5,000 sq ft or more of impervious surface, requires development on a natural
slope that is 25% or greater, and would include parking areas. Pollutants expected to
be generated by the Project include sediment, nutrients, heavy metals, organic
compounds, trash and debris, oxygen-demanding substances, oil and grease, bacteria
and viruses, and pesticides (REC, 2016a).
Urban runoff pollution is commonly considered the nation’s number one water quality
problem (County of San Diego, 2014). Under the federal Clean Water Act and
California’s Porter-Cologne Act, stormwater runoff in San Diego County is regulated
under a National Pollutant Discharge Elimination System (NPDES) permit, as
administered by the Regional Water Quality Control Board (RWQCB). Eighteen cities in
San Diego County, including the City of Oceanside, The County of San Diego, the San
Diego Unified Port District, and the Regional Airport Authority are co-permittees,
working with RWQCB.
The thrust of the efforts to comply with the permit is the development of procedures and
techniques to be incorporated into projects to avoid significant impacts to hydrology and
water quality. These include Low Impact Development (LID) practices, discussed in
detail in Appendix H. Applicable and feasible LID practices incorporated into the Project
include maintenance of natural drainage pathways and hydrologic features;
conservation of natural areas, soil, and vegetation; minimization of impervious areas;
and minimization of soil compaction.
Over the years, Best Management Practices (BMPs) have been developed and have
evolved to handle stormwater runoff and water quality concerns. Best Management
Practices (BMPs) include physical, chemical, structural, or managerial practices that
prevent, reduce, or treat contamination of water or which prevent or reduce soil erosion
(City of Portland, 2014). Applicable and feasible BMPs incorporated into the project are
shown on Figures IV.H-2 and IV.H-3, and are discussed below under applicable
significance thresholds. The BMPs are further detailed in the Storm Water Quality
Management Plan (Appendix H).
The project design for runoff is based on delivering the runoff to a single Point of
Compliance (POC) to the existing storm drain in Oceanside Boulevard, in acceptable
quantities and with acceptable water quality. The project has both hardscape areas
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(generally impervious surfaces), and open areas allowing infiltration (pervious surfaces).
As shown in Table IV.H-1, approximately 58.29% of the site would be impervious (with
an additional 3.59% for the bypass) (Figure IV.H-2). The overall strategy in the design
is to route the runoff to the bioretention structure (Figure IV.H-2).
Based on stormwater calculations (REC, 2016 (b)), one biofiltration basin is proposed
for water quality treatment and hydromodification conformance for the Project (Figure
IV-H-2). The basin has been designed in accordance with City of Oceanside sizing
criteria. Tables IV.H-2 and IV.H-3 provide the dimensions required for HMP compliance
according the SWMM model that was used for the project. The basin would have a
surface depth of two feet and a riser spillway structure. Flows would discharge from the
basin via the outlet structure or infiltrate through the base of the facilities to the receiving
amended soil and low-flow orifice. The riser structure would act as a spillway allowing
peak flows to be safely discharged into the receiving storm drain system.
For each significance threshold, impacts are analyzed based on the detail available as
part of the Development Plan, as described in Chapter III of the EIR.
a. Violate any water quality standards or waste discharge requirements;
Prevention of contaminants in runoff that could contribute to a violation of water quality
standards would be done via Source Control Best Management Practices (Source
BMPs). The Source Control BMPs are summarized here:
1. On-Site Storm Drain Inlets. All inlets shall be marked with the words “No
Dumping” and maintained and periodically maintained via repainting or
replacement.
2. Interior Floor Drains and Elevator Shaft Sump Pumps. These shall be plumbed
to the sanitary sewer and inspected and maintained to prevent blockages and
overflow.
3. Parking Garage. Floor drains will be plumbed to the sanitary sewer and
inspected and maintained to prevent blockage and overflow.
4. Landscape/Outdoor Pesticide Use. The Project’s Landscape Plan has been
designed to minimize irrigation, runoff, and the use of fertilizers and pesticides.
5. Swimming Pool. The pool shall be plumbed to drain to the sanitary sewer.
6. Refuse areas. The designated refuse area will be covered, graded, and paved to
prevent run-on and wind dispersal. Signs shall be posted on or near dumpsters
to warn against dumping of hazardous materials.
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7. Fire Sprinklers. These shall be drained to the sanitary sewer.
8. Plazas, Sidewalks, and Parking Lots shall be swept regularly to prevent
accumulation of litter and debris. Debris from pressure washing shall be
collected to prevent entry into the storm drain system. Wash water containing
any cleaning agent or degreaser shall be collected and discharged to the sanitary
sewer and not discharged to a storm drain.

b. Substantially deplete groundwater supplies or interfere substantially with
groundwater recharge;
The project does not include the use of groundwater, and would therefore not deplete
groundwater supplies. As discussed below under Threshold d., the project includes one
bioretention area. This would hold runoff water and allow for downward percolation.
c. Substantially alter the existing drainage pattern of the area;
The project does not alter the existing drainage pattern of the area. Site runoff will still
eventually move to the east to the single POC at the existing storm drain in Oceanside
Boulevard. No adverse impacts would occur.
d. Create or contribute runoff which would exceed the capacity of existing or planned
stormwater drainage system; or
As noted above, the proposed bioretention basin has been designed in accordance with
City of Oceanside sizing criteria as well as in compliance with the SWMM model that
was used for the project. Impacts would be less than significant.
e. Otherwise substantially degrade water quality.
Significance criteria include actions that can “...substantially degrade water quality.”
Best Management Practices (BMPs) and Low Impact Development (LID) Practices have
been included in the Storm Water Quality Management Plan for both construction and
ongoing post-construction phases (Appendix H); these BMPs and practices would
reduce any impacts to below a level of significance. Sediment transport will likely be
reduced with the project. All manufactured slopes will be planted immediately upon
completion of grading.
Steep hillside areas disturbed by project development shall be landscaped with deep
rooted, drought tolerant plant species selected for erosion control and stabilized with
mulch, consistent with the City Water Efficient Landscaping Ordinance 10-OR0412-1
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and the statewide Water Conservation in Landscape Act. No significant impacts would
occur.
f. Place housing within a 100-year flood hazard area as mapped by FEMA or other
delineation map;
The FEMA Flood Mapping for the property is Zone X (outside the 500 year flood plain).
No impacts would occur.
g. Place structures within a 100-year flood hazard area that would impede or redirect
flood flows;
The FEMA Flood Mapping for the property is Zone X (outside the 500 year flood plain).
No impacts would occur.
h. Expose people or structures to a significant risk of loss as a result of the failure of
a levee or dam;
There are no levees or dams whose failure would significantly impact the site.
i. Result in inundation by seiche, tsunami, or mudflow.
Seiches cause rises and falls of water levels at points in enclosed or largely enclosed
water bodies. No such water bodies are present. Tsunamis are sea waves generated
by an event that displaces a large volume of water in a very short period. As noted in
Chapter IV. G, the site is not subject to inundation by tsunami. There are no upslope
areas with the potential to create sufficient mudflow to significantly affect the site. No
significant impacts would occur.

IV.H-5

Mitigation Implementation and Monitoring

Measures have been incorporated into project design to avoid or prevent significant
impacts. As no significant impacts have been identified, no mitigation would be
required.
Prior to final project approval, the City will enter into a contract with the project
proponent obliging the project proponent to maintain, repair, and replace the storm
water BMPs as necessary into perpetuity. A non-refundable security will be required.
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IV.H-6

Level of Significance After Mitigation

No significant impacts have been identified. No mitigation would be required.
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Table IV.H-1 Summary of Developed Conditions

DMA

Tributary Area, A (Ac) (1)

Impervious Percentage, Ip(1)

DMA‐1‐D
DMA‐BYPASS‐D
TOTAL

1.977
0.346
2.323

58.29%
3.59%
‐‐

Note: DMA = District Metered Area

Table IV.H-2 Dual-Purpose Detention Basin Detail
DIMENSIONS
BMP

Tributary
Area (Ac)

BR 1

1.86
Notes:

BMP
Area(1),
(ft2)
1,932

Low Flow
Orifice
(in)
1.5

Gravel
Depth
(in) (5)
18

Depth Riser
Invert (ft)(2)
1.5‐ft

(1): Area of amended soil = area of gravel = area of the BMP
(2): Depth of ponding beneath riser structure’s surface spillway.
(3): Overflow length, the internal perimeter of the riser is 12 ft (3 ft x 3 ft internal dimensions)
(4): Total surface depth of BMP from top crest elevation to surface invert.
(5): Includes 3‐inch sublayer of dead storage gravel beneath French drain.

Table 3. Riser Details

BMP
BR 1
Notes:

Weir Perimeter
Length(3) (ft)
12‐ft

Width
(ft)
2.50

Lower Slot
Height Elevation(1)
(ft)
(ft)
0.083
0.5

Top Riser
Length(2) (ft)

Elev.(1) (ft)

12

1.50

(1): Basin ground surface elevation assumed to be 0.00 ft elevation.
(2): Overflow length is the internal perimeter of the riser structure.

SOURCE: REC 2016 (b)
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Total Surface
Depth(4) (ft)
2‐ft
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FIGU RE

Existing Condition

Source: R E C C onsultants, 2016.
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Proposed Condition
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IV.I.

LAND USE

IV.I-1

Environmental Setting

The project site is adjacent to Oceanside Boulevard, immediately west of I-5 between
Vine and Clementine Streets. The vacant parcel is within the Townsite Neighborhood
Planning Area, with single-family residences to the west, and a vacant grocery store
and planned city sewer pump station to the northeast. The Cavalier Mobile Home Park
and NCTD railroad right-of-way are across Oceanside Boulevard to the south.
The current General Plan Designation for the site is Single Family Residential (SFD-R),
and the current zoning is Residential Single Family (RS; Figures IV.I-1 and IV-I-2).
IV.I-2

Regulatory Setting

General Plan
The City of Oceanside General Plan serves as a long-range policy guide for
determining the appropriate physical development and character of City of Oceanside.
The General Plan establishes general development standards and guidelines,
including goals, objectives, policies, and specific implementation mechanisms for
guiding future development. These goals, objectives, and policies are all contained in
ten elements within the General Plan: Land Use; Circulation; Recreational Trails (subelement of the Circulation Element); Housing; Environmental Resource Management;
Community Facilities; Public Safety; Noise; Hazardous Waste Management; and
Military Reservation. Some of the General Plan elements were adopted in the 1970s,
while others were adopted more recently due to changes in State law or changes in
the conditions affecting the City.
The General Plan Land Use Element also contains a section about land use
compatibility considerations. To minimize conflicts with adjacent or related land uses,
the following policies apply:




Adequate setbacks, buffering, and/or innovative site design shall be required for
land uses that are contiguous to and incompatible with existing land uses.
The use of land shall not create negative visual impacts to surrounding land
uses.
The use of land shall not subject people to potential sources of objectionable
noise, light, odors, and other emissions nor to exposure of toxic, radioactive, or
other dangerous materials.

The issues involved in examining compatibility of proposed projects include, but are not
limited to, traffic generation, access locations, noise generation, public service
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demands, siting and visual appearance, and public safety.” Table IV.I-1 lists the Land
Use Element’s goals, objectives, and policies that are applicable to the Fairfield Inn
and Suites project.
Additionally, Section 2.242 of the General Plan’s Land Use Element outlines specific
policies related to commercial projects along the I-5 corridor as follows:
A. Commercial sites adjacent to freeway off-ramps and expressway intersections
shall coordinate site development to provide joint use of entrance/exit points,
parking areas, freeway/expressway-oriented signage, rest areas and visitorserving facilities.
B. Given the proximity and visibility from major travel corridors, development shall
place a major emphasis on providing visitor-serving uses and facilities. Larger
sites may provide commercial development of community serving or higher
level.
C. Commercial sites west of Interstate 5 are recognized as entry points to the
Coastal Zone and shall be encouraged to provide commercial uses, services,
and facilities compatible to and in support of coastal dependent uses.
D. Commercial developments shall be encouraged to provide facilities that promote
and support the use of public transportation systems.
City of Oceanside Zoning Ordinance
The Commercial Recreation (CR) District was created to “provide sites for recreationoriented residential and commercial activities conveniently located near recreational and
scenic areas with easy access to freeways, expressways, and arterials.”
Habitat Conservation Plans
MHCP. As discussed in Chapter IV.C (Biological Resources), there are three Habitat
Conservation Plans that affect the City of Oceanside. The MHCP is the SANDAGadopted plan which covers the cities of Carlsbad, Encinitas, Escondido, Oceanside, San
Marcos, Solana Beach, and Vista.
Final Oceanside Subarea Habitat Conservation Plan/Natural Communities Conservation
Plan (SAP, 2010). The City’s SAP assigns all land within the City of Oceanside into one
of four Preserve Planning Zones: Wildlife Corridor Planning Zone; Off-Site Mitigation
Zone; Coastal Zone; Ag Exclusion Zone. Each of these has varying planning policies
and standards that are applicable in addition to the City-wide standards. The project
site is outside of the planned Wildlife Corridor Planning Zone (WCPZ), within the Off-site
Mitigation Zone, and is not located in a Pre-Approved Mitigation Area (PAMA).
SDG&E Subregional Natural Community Conservation Plan. The property is not within
the SDG&E corridor planning area.
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IV.I-3

Thresholds of Significance

Per Appendix G of the CEQA guidelines, impacts related to land use would be
considered significant if the project would:
a.
b.

c.

IV.I-4

Physically divide an established community;
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;
Conflict with any applicable habitat conservation plan or natural community
conservation plan
Project Impacts

For each significance threshold, impacts are analyzed based on the detail available as
part of the Development Plan, as described in Chapter III of the EIR.
a.

Physically divide an established community;

The site is presently vacant and is surrounded by commercial and residential
development. There is topographic separation from the residential development due to
the slope of the site. Project access would be provided by a new driveway off
Oceanside Boulevard and would not be shared with any existing developed areas. As
an infill project, the project does not physically “divide” any existing use or contiguous
community. Therefore, since the project does not physically divide an established
community, no significant impacts result from this criteria.
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;

General Plan Conformance. The project is proposing to amend the General Plan and
Zoning designations to General Commercial (GC) and Commercial Recreation (CR),
respectively. While the property is currently designated SFD-R and is zoned RS, this
site’s location and general orientation toward the freeway provides an easily accessible
location for visitor-serving commercial uses such as the proposed hotel. While it is
adjacent to both residential and commercial areas, there is a strong connection to the
other commercial uses west of I-5. Policy 2.242 of the General Plan states that
commercial development along I-5 should place a major emphasis on visitor-serving
uses and facilities and thus the project is in compliance with this policy
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As detailed in Table IV.I-1,the project would also be in compliance with all applicable
objectives, goals, and policies as set forth in the City of Oceanside’s Land Use Element
including the following:













Balanced Land Use and Land Use Compatibility
Public Safety
Public Facilities Management
Site Design, Open Space, and Landscaping
Architecture
Topographic Resources
Commercial Design
Community Facilities
Circulation and Transit
Water and Sewer Services
Energy
Natural and Cultural Resource Management

As discussed in Chapter III. The Development Plan meets or exceeds all applicable
development standards related to lot area, yards, structural height, and landscaping.
The project would comply with the General Plan, and no significant impacts would result
with respect to land use.
Zoning Ordinance Compliance. The City’s Zoning Ordinance requires that specific
findings must be made prior to approval of a Development Plan, CUP, or Variance. The
project meets these requirements as follows:
A. Development Plan
1. That the site plan and physical design of the project as proposed is consistent
with the purposes of the Zoning Ordinance.
The proposed site plan and physical design of the project meets all the zoning
requirements including setbacks, site landscaping, and building height for the proposed
CR zone. A CUP and Variance are proposed for deviations related to parking
requirements and retaining wall heights respectively. These deviations are not in
opposition to the purposes of the Zoning Ordinance and are included to allow the site
and use to function efficiently.
2. That the Development Plan as proposed conforms to the General Plan of the
City.
The Development Plan as proposed conforms to the General Plan of the City because
the proposed project is located near similarly zoned parcels with similar uses and
implements the policies of Section 2.242 (Special Commercial), encouraging visitorserving uses near the I-5. The proposed project would utilize the unique nature of the
location of the property to bring a needed hotel business to the Townsite area.
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3. That 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 designed is serviceable by existing public sewer and water facilities. It
would tie into an existing gravity sewer line at the intersection of Oceanside Boulevard
and Vine Street., as well as an existing 14-inch potable water main in Oceanside
Boulevard fronting the project.
4. That the project as proposed is compatible with existing and potential
development on adjoining properties or in the surrounding neighborhood.
The proposed project is compatible with existing development to the east of the site;
these properties include hotel use, gas station, and retail building (former grocery store)
zoned CS-HO and CR. Planned development nearby includes the City’s sewer pump
station on adjacent property (zoned RS), and the recently approved multi-family
residential project (zoned PD) to the northeast. Because the natural orientation of the
site provides a stronger connection towards the east, it provides a separation from the
existing single family residential uses to the west.
5. That the project site plan and physical design of the project is consistent with the
policies contained within Section 1.24 and 1.25 of the Land Use Element of the
General Plan, the Development Guidelines for Hillsides, and Section 3039 of this
ordinance.
The proposed site plan and physical design of the project balance the preservation of
the site’s natural topography while still allowing for a useful development of the site.
The building would include a subterranean parking garage to adapt to the limitations of
the site’s existing grade and would use stepped building levels to provide visual
transition.
B. Conditional Use Permits
Two Conditional Use Permits (CUPs) are proposed, one is required for a hotel use in
the Commercial Recreation Zone as established by the Zoning Ordinance. The second
would allow a reduction in parking standards.
The City’s Zoning Ordinance stipulates that three specific findings must be made to
allow approval of a CUP. The project would meet these conditions as follows:
1. That the proposed location of the use is in accord with the objectives of this
ordinance and the purposes of the district in which the site is located.
The proposed location of this use meets the objectives and purposes of the City of
Oceanside Zoning Ordinance for the CR zone. The hotel use would be located close to
Interstate 5 and the recreational opportunities such as the beaches of Oceanside
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provide. The proposed parking reduction is consistent with the current capacity rates
for other hotels in Oceanside, and is allowed under Section 3105 of the Zoning
Ordinance.
2. That the proposed location of the conditional use and the proposed conditions
under which it would be operated or maintained will be consistent with the
General Plan; will not be detrimental to the public health, safety or welfare of
persons residing or working in or adjacent to the neighborhood of such use and
will not be detrimental to properties or improvements in the vicinity or to the
general welfare of the City.
The proposed location and conditions under which the hotel would be operated is
consistent with the General Plan and would not be detrimental the general public or the
surrounding neighborhoods. The development of this property would help to create a
smooth transition between the freeway intersection and existing commercial uses to the
well-established residential neighborhood to the west.
The proposed parking reduction will provide safe and adequate parking for the
proposed hotel project. The Parking Demand Analysis has shown that the required
number of parking spaces is in excess of the actual demand for the proposed use, and
the parking reduction is justified. The parking reduction is consistent with the General
Plan and will not negatively impact public health, safety or welfare of the general public.
3. That the proposed conditional use will comply with the provisions of this
ordinance, including any specific condition required for the proposed conditional
use in the district in which it would be located.
The proposed project will comply with the provisions of this ordinance as well as any
specific conditions that may be required for the proposed hotel use.
C. Variance
The Zoning Ordinance also stipulates that three specific findings must be made before a
Variance can be approved. This project would be in compliance as follows:
1. That because of special circumstances or conditions applicable to the
development site – including size, shape, topography, location or surroundings –
strict application of the requirements of this ordinance deprive such property of
privileges enjoyed by other property in the vicinity and under identical zoning
classification.
Due to the challenging site topography, retaining walls are necessary to create a usable
development area on-site. These include standard retaining walls up to 6 feet in height
along the base of the slope behind the building, and plantable, segmented walls up to
7.5 feet in height along the southern and eastern project boundaries. The proposed
17.5-foot retaining wall extending offsite from the southwestern end of the site is needed
to address the unique situation with the site’s topography, and makes the proposed
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public sidewalk improvements feasible. The walls allow the site to be graded to
accommodate the hotel building and site improvements, and allow a smooth transition
between the site and its adjacent streetscape.
2. That granting the application will not be detrimental or injurious to property or
improvements in the vicinity of the development site, or to the public health,
safety or general welfare.
Granting the application would not be detrimental to property in the vicinity of the
development site because the walls have been designed specifically for the subject
property by a licensed engineer and further evaluated by a certified soils engineer.
Landscaping has been carefully planned to provide adequate screening of the walls with
various tree, shrub, and groundcover species. The development of the site would also
re-grade and improve portions of the property that have eroded over time resulting in
steep drop-off areas along Oceanside Boulevard. The granting of the variance would
allow the safe development of the site and would not impact the health, safety or
welfare of nearby residents.
3. That granting the application is consistent with the purposes of this ordinance
and will not constitute a grant of special privilege inconsistent with limitations on
other properties in the vicinity and in the same zoning district.
The proposed project would be consistent with the purposes of the Oceanside Zoning
Ordinance because the project is located near similar uses, and will help to strengthen
the City’s economic base with additional hotel tax. The variance will allow for the
retaining walls necessary to make development of this property possible, to
accommodate the building and site improvements necessary for this hotel use and to
complete the offsite sidewalk improvements within the existing right-of-way and next to
existing improved residential properties. Most of the proposed retaining wall length
along the street frontage is plantable, which will soften the walls’ appearance and
provide screening of the walls when viewed from the street right-of-way. The wall at the
western portion of the site extending offsite will be a standard wall to provide room for
the public sidewalk. . Additionally, both standard and plantable retaining walls over 6
feet in height have been authorized in other commercial zones to accommodate slope
conditions adjacent to property boundaries to provide for necessary access, parking,
and building placement, and to accommodate public right-of-way improvements (such
as the proposed sidewalk) when adjacent existing uses preclude other grading
solutions.
With approval of the proposed CUPs and Variance, the project would be in compliance
with the General Plan and Zoning Ordinance. No significant impacts would occur.
c.

Conflict with any applicable habitat conservation plan or natural community
conservation plan
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The project would mitigate impacts in accordance with Table 5.2 (Mitigation Standards
for Impacts to Natural Vegetation and Habitat) of the SAP, which requires a 2:1
mitigation ratio for coastal sage scrub and 0.5:1 mitigation ratio for non-native
grassland. Mitigation options are detailed in Chapter IV.C of this EIR. Therefore, the
project would not conflict with the MHCP or the City of Oceanside’s SAP.
IV.I-5

Mitigation Implementation and Monitoring

As no significant impacts to land use have been identified, no mitigation measures are
required.
IV.I-6

Significance of Impact After Mitigation

The project would not have any significant impacts to land use.

IV.I-8
Fairfield Inn & Suites
Land Use

Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation

Objective/Policy
Number

Objective/Policy Text

Consistency Analysis

Conformance/NonConformance

1.1 Community
Values Objective

To ensure the enhancement of
long term community and
neighborhood values through
effective land use planning.

The project would be consistent with
the City of Oceanside The project
would be located adjacent to an
existing state route system and
commercial uses.

The project is in
conformance with
Objective 1.1

Policy 1.1A

Land uses shall be attractively
planned and benefit the
community.

The project has been designed with
a modern architectural theme to
provide an attractively planned
development. In addition, the project
would go through design review
approval by the City of Oceanside
and is subject to Oceanside zoning
standards, which regulate building
design, mass, bulk, height, etc.

The project is in
conformance with
Policy 1.1A

Policy 1.1B

Land uses shall not significantly
distract from nor negatively impact
surrounding conforming land
uses.

The proposed hotel development
has been designed in a manner to
minimize any potential impacts to
surrounding residential uses. The
hotel use would be consistent with
the existing commercial uses to the
east.

The project is in
conformance with
Policy 1.1B
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Objective/Policy Text

Consistency Analysis

Conformance/NonConformance

Policy 1.1C

The City shall analyze the long
term effects of all proposed
development to assure both the
present and future social,
economic, and physical
enhancement of the community.

The project site currently consists of
a vacant lot that has been disturbed
from previous activities. The
proposed hotel development project
would physically enhance the site
providing an enhanced aesthetic
view along a major gateway to the
coastal area of the City. In addition,
the tax revenue from the proposed
project would provide an economic
benefit to the City of Oceanside.

The project is in
conformance with
Policy 1.1C

1.11 Balanced
Land Use
Objective

To develop and use lands for the
long-term provision of a balanced,
self-sufficient, and efficient
community.

The General Plan states that
commercial development along I-5
should place a major emphasis on
visitor-serving uses and facilities.

The project is in
conformance with
Objective 1.11.

Policy 1.11A

The City shall establish and
enforce a balanced distribution of
land uses to organize the City in a
hierarchy of activity centers and
land use so as to foster a sense of
neighborhood, community, and
regional identity.

The project has been planned to
provide a nearby visitor–serving
commercial project on an infill lot
that abuts both residential and other
visitor-serving commercial uses.
Architecture and landscaping would
be compatible with that of existing
and planned facilities.

The project is in
conformance with
Policy 1.11A
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Conformance/NonConformance

Objective/Policy Text

Consistency Analysis

Policy 1.11B

The City shall analyze proposed
land uses for assurance that the
land use will contribute to the
proper balance of land uses within
the community or provide a
significant benefit to the
community.

While the property is currently
designated SFD-R and is zoned RS,
this site’s location and general
orientation toward the freeway
provides an easily accessible
location for visitor-serving
commercial uses such as the
proposed hotel. While it is adjacent
to both residential and commercial
areas, there is a strong connection
to the other commercial uses west of
I-5.

The project is in
conformance with
Policy 1.11B.

Policy 1.11C

The City shall continuously
monitor the impact and intensity of
land use and land use distribution
to ensure that the City's circulation
system is not overburdened
beyond design capacity.

As detailed in Chapter L of this EIR,
the project would not result in
adverse impacts to traffic, and would
provide improvements including a
raised median on Oceanside
Boulevard as well as intersection
striping. The site is located on a
major arterial with nearby access to
public transit (bus stops and the
Sprinter station).

The project is in
conformance with
Policy 1.11C.
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Conformance/NonConformance

Objective/Policy Text

Consistency Analysis

1.12 Land Use
Compatibility
Objective

Minimize conflicts with adjacent or
related land uses.

The proposed hotel development
has been designed in a manner to
minimize any potential impacts to
surrounding residential uses by
pushing development towards
Oceanside Boulevard and
maximizing separation from adjacent
residential uses.

The project is in
conformance with
Objective 1.12

Policy 1.12A

Adequate setbacks, buffering,
and/or innovative site design shall
be required for land uses that are
contiguous to and incompatible
with existing land uses

The project would be compatible
with existing commercial uses east
of the site; these include a hotel, gas
station, and currently vacant grocery
store. The natural orientation of the
site provides a stronger connection
to the east, providing separation
from existing residential uses to the
west. The proposed site plan and
physical design of the project meets
all the zoning requirements including
setbacks, site landscaping, and
building height for the proposed CR
zone.

The project is in
conformance Policy
1.12A.
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Objective/Policy Text

Consistency Analysis

Conformance/NonConformance

Policy 1.12B

The use of land shall not create
negative visual impacts to
surrounding land uses.

Please refer to Chapter A of this EIR
(Aesthetics). The project has
incorporated design features into its
architecture and landscaping to
insure that no adverse visual
impacts will occur.

The project is in
conformance with
Policy 1.12B.

Policy 1.12C

The use of land shall not subject
people to potential sources of
objectionable noise.

See Chapter IV.J. Project
construction would be done in
conformance with the City’s Noise
Ordinance. Design features would
be incorporated into the project to
ensure that the project would not
subject people to sources of
objectionable noise.

The project is in
conformance with
Policy 1.12C.

1.15 Public Safety
Objective

To ensure an acceptable level of
public safety for the prevention
and reduction of loss of life and
personal property of the citizens
and visitors of Oceanside.

See Chapters IV. E (Geology/Soils),
G (Hazards/Hazardous Materials)
and K (Public Services), of the EIR.
These risks have been fully
evaluated for the project.

The project is in
conformance with
Objective 1.15

Policy 1.15A

The City shall continually evaluate
the acceptable level of risk to the
public health, safety, and general
welfare, and adjust policies
accordingly.

See Chapters IV. E (Geology/Soils),
G (Hazards/Hazardous Materials)
and K (Public Services), of the EIR.
These risks have been fully
evaluated for the project.

The project is in
conformance Policy
1.151 and 1.151A.
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Objective/Policy Text

Consistency Analysis

Conformance/NonConformance

Policy 1.15B

The City shall provide available
information, and encourage
education of seismic, geologic,
fire, flooding, and other hazards.

See Chapters IV. E (Geology/Soils),
G (Hazards/Hazardous Materials)
and K (Public Services), of the EIR.

The project is in
conformance with
Policy 1.151B,

Policy 1.152A

The City shall consider seismic
and geologic hazards when
making land use decisions,
particularly in regards to risk
sensitive land uses as defined in
the Public Safety Element.

Please see Chapter IV.E
(Geology/Soils). These hazards
have been fully evaluated in this
EIR.

The project is in
conformance with
Policy 1.152A.

Policy 1.152B

High risk land uses, as defined in
the Public Safety Element, should
be prohibited from areas of high
seismic or geologic hazard.

Please see Chapter IV.E
(Geology/Soils). The project is not
located within an area of high
seismic risk or geologic hazard.

The project is in
conformance with
Policy 1.152B.

Policy 1.152C.

The City shall regulate land uses
within areas highly susceptible to
seismic and geologic hazards.

Please see Chapter IV.E
(Geology/Soils). The project is not
located within an area of high
seismic risk or geologic hazard.

The project is in
conformance with
Policy 1.152C.
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Conformance/NonConformance

Objective/Policy Text

Consistency Analysis

Policy 1.152D

The City shall require expanded
soils and geologic testing and
necessary engineering
precautions when deemed
necessary to reduce risks to
acceptable levels. Wave action,
erosion, and geotechnical reports
shall be required as determined
necessary.

Please see Chapter IV.E
(Geology/Soils). All applicable
information from the geotechnical
studies prepared for the project have
been incorporated into site
engineering plans.

The project is in
conformance with
Policy 1.152D.

Policy 1.153A.

The City shall maintain the
necessary equipment, personnel,
and water supply levels to provide
a class 4 or better insurance
rating to the entire City.

Please see Chapter IV.K (Public
Services of this EIR). Fire and water
services are available and adequate
to support the project.

The project is in
conformance with
Policy 1.153A.

Policy 1.153B

Places of public assembly shall be
designed with adequate, wellmarked emergency exits, and
have public address systems
which would not be rendered
inoperable because of fire.

With the exception of a breakfast
dinning room, the hotel will not
contain any areas of public
assembly. The hotel would be
constructed in full compliance with
all fire code requirements.

The project is in
conformance with
Policy 1.153B.
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number
1.2 Site Design
Objective

Objective/Policy Text

Consistency Analysis

To provide high-quality site design,
all proposed land development
projects shall take advantage of
natural or manmade environments
to maximize energy conservation,
natural air circulation, public safety,
visual aesthetics, private and
common open spaces, privacy, and
land use compatibility.

The project is in
conformance with
Objective 1.2
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Conformance/NonConformance

Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number
Policy 1.2A

Objective/Policy Text

Consistency Analysis

The placement of all proposed
structural components,
landscaping, access ways, etc.
shall be oriented on the site in
such a manner to maximize: 1)
Interior building absorption and
retention of solar energy during
appropriate seasons and times of
day, and the access to sunlight for
potential solar energy collection;
and 2) The even circulation of
natural breezes between and
through all buildings; and 3) The
quality of view and vistas from the
site to the surrounding
environment; and 4) The quality of
views and vistas of the site from
surrounding land uses; and 5) The
public safety by eliminating
designs that may harbor or hide
detrimental activities.

The project construction will comply
with the most recent updates to Title
24 and the California Green Building
code to help maximize efficiency in
energy use. The project is
proposing to incorporate a rooftop
terrace for guests to take advantage
of surrounding views while being
sensitive to existing adjacent
residential uses.
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Conformance/NonConformance
The project is in
conformance Policy
1.12.A

Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Conformance/NonConformance

Objective/Policy Text

Consistency Analysis

Policy 1.2C

New development or land uses
shall provide coordinated site
design wherever possible with
existing or proposed adjacent land
uses to provide complimentary
site design, unified circulation
access, and joint use of ancillary
facilities.

As detailed in Chapter III, the overall
project design has been developed
to create an aesthetically pleasing
building that would be compatible
with the character of the Townsite
neighborhood and welcome visitors
to the area. The project would
provide street sidewalk
improvements along the project’s
frontage to improve pedestrian and
vehicular circulation,

The project is in
conformance with
Policy I.2C.

Policy 1.2F

The City shall encourage plans
that maximize convenient, safe,
and efficient design features for
future residents of the project.

The project incorporates a covered
entryway and underground parking
to accommodate guests. Please
also refer to Chapters IV. E
(Geology/Soils), G
(Hazards/Hazardous Materials) and
K (Public Services), of the EIR
(Policy F)

The project is in
conformance with
Policy I.2F.
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Objective/Policy Text

Consistency Analysis

Conformance/NonConformance

Policy 1.2G

All developments shall design
parking areas to maximize
efficiency, safety, convenience,
and open space.

The project is proposing to provide
99 parking spaces (5 accessible) in
a subterranean parking garage that
will maximize efficiency, safety,
convenience, and open space, A
Parking Study was prepared to
determine the optimal number of
parking spaces for this type of hotel.
A CUP is requested to allow the
reduction in the number of spaces.

Objective 1.21
Common Open
Space

To provide and maintain common
open areas for a wide range of
uses.

The project would include an outdoor The project is in
pool and spa area to be furnished
conformance with
with hardscape, lounge furniture,
Objective 1.21.
and trees and plant material selected
for visual screening.

Policy 1.21A

Common open space must be
The outdoor facilities will be
accessible and usable by potential accessible to all of the proposed
users of the common open space. hotel’s guests.
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The project is in
conformance with
Policy I.2G.

The project is in
conformance Policy
I.21A.

Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Objective/Policy Text

Consistency Analysis

Conformance/NonConformance

Policy 1.21B

Common open spaces within a
project site shall be contiguous,
unless it is found that segregation
of the area and type of open
space uses better serve the
purposes of the General Plan and
the project site.

See discussion of Policy 1.21A,
above.

The project is in
conformance with
Policy I.21B.

Objective 1.22
Landscaping

The enhancement of community
and neighborhood identity through
landscaping requirements that
frame and soften the built
environment consistent with water
and energy conservation

As detailed in Chapters III and IV. A
of this EIR, the project’s Landscape
Concept Plan includes varying slope
and wall treatments to screen and
soften views to the site from public
vantage points.

The project is in
conformance with
Objective 1.22.

Policy 1.22A

Existing mature trees shall be
retained wherever possible.

There are no mature trees within the
project area.

The project is in
conformance with
Policy 1.22A.

Policy 1.22B

Mature trees removed for
development shall be mitigated by
replacement with an appropriate
type, size, and number of trees.

See 1.22A, above.

The project is in
conformance with
Policy 1.22B.
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Conformance/NonConformance

Objective/Policy Text

Consistency Analysis

Policy 1.22C

Drought-tolerant materials,
including native California plant
species, shall be encouraged as a
landscape type.

The project’s landscaping plan,
detailed in Chapter III of this EIR,
includes drought-tolerant ornamental
and native plant materials.

The project is in
conformance with
Policy 1.22C,

Policy 1.22D

The City shall preserve, enhance,
and perpetuate the positive
historic landscapes of Oceanside
as identified in the City's
"Comprehensive Historic and
Architectural Resources Survey".

No historic landscapes are present
within the project area.

The project is in
conformance with
Policy 1.22E.

Policy 1.22E

The City shall encourage the
inclusion of green belts and
common open space for
pedestrian use in residential
developments.

The project is not proposing
residential development. As the
commercial project would be
constructed on an infill site, green
belts and common open space for
pedestrian uses are not applicable.
Nonetheless, pedestrian circulation
would be improved by new
sidewalks along Oceanside
Boulevard.

This Policy is not
applicable to the
project.
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number
Objective 1.23
Architecture

Policy 1.23A

Policy 1.23B

Objective/Policy Text
The architectural quality of all
proposed projects shall enhance
neighborhood and community
values and City image.

Architectural form, treatments,
and materials shall serve to
significantly improve on the visual
image of the surrounding
neighborhood.

Structures shall work in harmony
with landscaping and adjacent
urban and/or topographic form to
create an attractive line,
dimension, scale, and/or pattern.

Consistency Analysis
Currently, the Project area is not
characterized by a specific or singletype of architecture. As detailed in
Chapter III and IV.A of this EIR, the
mass, bulk, scale and architectural
design of the project would be
comparable with existing and
proposed development in the area

The project is in
conformance with
Objective 1.23

Currently, the Project area is not
characterized by a specific or singletype of architecture. As detailed in
Chapter III and IV.A of this EIR, the
mass, bulk, scale and architectural
design of the project would be
comparable with existing and
proposed development in the area.

The project is in
conformance Policy
1.23A.

See 1.23A, above. As detailed in
Chapter IV. A of this EIR, the
project’s Landscape Concept Plan
includes varying slope and wall
treatments to screen and soften
views to the site from public vantage
points.

The project is in
conformance with
Policy 1.23B.
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Objective/Policy Text

Consistency Analysis

Conformance/NonConformance

Policy 1.23C

1.23C. Elevations, floor plans,
perspectives, lines-of-sight,
material boards, and other such
displays and exhibits shall be
provided as necessary to ensure
compliance with General Plan
policies.

Elevations and visual simulations are The project is in
included in Chapters III and IVA of
conformance with
this EIR. All required plans and
Policy 1.23C.
drawings have been submitted to
and approved by the City’s
Architectural Review Committee.

Objective 1.24
Topographic
Resources

To ensure that 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.

The project has been designed to
ensure slope stability and with
adequate drainage facilities to
accommodate runoff from the site.
Please also refer to Chapters IV. E
(Geology/Soils) and G
(Hazards/Hazardous Materials) of
the EIR.

The project is in
conformance with
Objective 1.24

Lands designated for industrial
and commercial development may
require significant alteration of the
terrain to ensure their viability.
Therefore, it is recognized that the
ability of such projects to fulfill the
policies contained below will be
limited.

The site plan and design balance the
preservation of the site’s natural
topography while still allowing for a
useful development of the site. The
proposed retaining walls would
either be landscaped or screened to
soften their appearance and
integrate their use naturally to the
site.

The project is in
conformance Policy
1.24A.

Policy 1.24A
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Conformance/NonConformance

Objective/Policy Text

Consistency Analysis

Policy 1.24B

Lands considered to possess
significant natural topographic
features shall be preserved and
integrated into project designs.
Such lands include natural slopes
of twenty percent (20%) or more
with a minimum elevation
differential of fifty (50) feet; major
canyons and/or watercourses;
significant rock outcroppings,
trees, and native vegetation.

While the project does not support
any significant topographic features
as defined by Policy B, the proposed
site plan and physical design of the
project balance the preservation of
the site’s natural topography while
still allowing for a useful
development of the site. The
building would include a
subterranean parking garage to
adapt to the limitations of the site’s
existing grade and would use
stepped building levels to provide
visual transition.

The project would be in
conformance with
Policy 1.24B.

Policy 1.24C

Grading permits shall not be
issued until all appropriate
discretionary actions by the City
and other responsible agencies
approving the development have
been granted.

As discussed under each Chapter of
the EIR, grading permits shall not be
issued until all appropriate mitigation
measures and discretionary actions
have been approved by the City and
other responsible agencies, as
appropriate (Policy C).

The project would be in
conformance with
Policy 1.24C.
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Objective/Policy Text

Consistency Analysis

Conformance/NonConformance

Policy 1.24D

The term “natural slope” shall also
apply to any man-made or altered
slope which, over a period of
years, revegetation and/or erosion
has made indistinguishable from
the natural terrain.

See discussion of Policy 1.24B,
above.

The project would be in
conformance with
Policy 1.24D.

Policy 1.24E

Structures shall be designed to
adapt to hillside conditions.

See discussion of Policy 1.24B,
above.

The project would be in
conformance with
Policy 1.24E.

Policy 1.24F

Excessive cut and fill grading to
create standard prepared pads
shall be prohibited.

See discussion of Policy 1.24B,
above.

The project would be in
conformance with
Policy 1.24F,
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number
Policy 1.24G

Objective/Policy Text
Where grading is required, flat
planes, and sharp angles of
intersection with the natural
terrain shall be avoided.

Consistency Analysis

Per Policy 1.24 A above, the City’s
The project is in
General Plan acknowledges that
conformance with
land designated for commercial
Policy 1.24G.
development may require significant
alteration of the terrain to ensure its
viability, and recognizes that the
ability of such projects all the policies
related to grading may be limited.
The project would require 35.700
yds3 of cut and 4,600 yds3 of fill with
a net export of 31,100 yds3 of
material. As discussed under Policy
1.24B, above, a subterranean
parking garage is proposed to set
the building into the topography of
the site by stepping down the grade.
The Project incorporates both
standard and plantable retaining
walls to soften the appearance of
site grading and blend into the
surrounding terrain.
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Objective/Policy Text

Consistency Analysis

Conformance/NonConformance

Policy 1.24H

Slopes shall be rounded and
contoured to blend with the
existing topography, unless on an
individual site this practice would
diminish open space or significant
natural features of the site.

See discussion of Policy I.24G,
above.

The project is in
conformance with
Policy 1.24H.

Policy 1.24I

The structural quality of the soil
and geologic conditions shall be
incorporated into the site design
and determine the method and
type of construction. Slope
stability shall be ensured during
and after construction.

As discussed in Chapter IV.E
(Geology/Soils), the structural quality
of the soil and geologic conditions
has been incorporated into the
geotechnical engineer’s
recommendations regarding the
method and type of construction.
Slope stability shall be ensured
during and after construction.

The project would be in
conformance with
Policy 1.24I.

Policy 1.24J

Potential hazards of flooding,
erosion and sedimentation shall
be reduced by designing the site
drainage system to accommodate
the existing upstream storm runoff
and to coordinate with existing
downstream conditions.

As discussed in Chapter H
(Hydrology/Water Quality), the
drainage system has been sized to
accommodate the existing upstream
storm runoff and to coordinate with
existing downstream conditions,

The project would be in
conformance with
Policy 1.24J.
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Objective/Policy Text

Consistency Analysis

Conformance/NonConformance

Policy 1.24M

The amount of impervious
surfacing shall be limited and shall
be designed to support the natural
drainage system.

Just over 58% of the site would be
impervious. As detailed in chapter
IV.H (Hydrology), the overall
drainage pattern of the site would
remain unchanged.

The project would be in
conformance with
Policy 1.24M.

Policy 1.24N

Roadways shall be designed and
located to avoid excessive cut and
fill, surface disturbance, and to
respect the existing topography.

Project access would be via a new
driveway from existing Oceanside
Boulevard. Thus no new roadways
would be designed or constructed
(Policy N).

The project would be in
conformance with
Policy 1.24N.

Policy 1.24O

Parking areas shall adapt to the
topographic character of the site.

As noted above, the parking area for
the hotel would subterranean due to
the topographic constraints of the
site.

The project would be in
conformance with
Policy 1.24O.

Policy 1.24P

Site disturbance shall be limited to
the minimum area necessary as
construction proceeds.

Per compliance with the City’s
Grading Ordinance, all site
disturbance would be limited to the
minimum area necessary as
construction proceeds.

The project would be in
conformance with
Policy 1.24P.
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Objective/Policy Text

Consistency Analysis

Conformance/NonConformance

Policy 1.24Q

Groundcover shall be reestablished as early as possible
as construction proceeds.

As required by the Grading
Ordinance, groundcover would be
re-established as early as possible,
and topsoil from graded areas shall
be stockpiled for on-site use where
appropriate (Policies Q and R).

The project would be in
conformance with
Policy 1.24Q.

Policy 1.24R

Topsoil from excavated areas
shall be stockpiled for reuse on
the site where appropriate.

See Policy 1.24Q above. The
project would comply with the
Grading Ordinance.

The project would be in
conformance with
Policy 1.24R.
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Objective/Policy Text

Consistency Analysis

Conformance/NonConformance

Policy 2.23 A

General Commercial shall provide
retail shops, restaurants and
services which meet the
“immediate” commercial needs of
the community. High intensity,
drive-up/drive through and
convenience business shall be
developed in commercial centers
or clustered together in
coordinated site or development
plans to avoid the proliferation of
driveway-cuts and to
accommodate their high traffic
generation characteristics.

As previously discussed, the
The project would be in
General Plan Land Use Element
conformance with
encourages that commercial
Policy 2.23A.
development off of I-5 to emphasize
visitor-serving uses and facilities,
support coastal dependent uses, and
utilize public transit. The site’s
location adjacent to a major freeway
exchange and a major arterial
connecting to the coastal zone
makes it suitable for the proposed
hotel use. Additionally, it is located
near the Sprinter Station, providing
easy access to public transportation.
Site access would be provided by a
driveway off of Oceanside
Boulevard.

Policy 2.23B

General Commercial shall be
designed on small sites of
between five (5) and ten (10)
acres. General Commercial areas
shall be located on streets
designated as major arterials or
higher or at the intersection of two
secondary arterials.

While the site is smaller than the 510 acres specified by Policy B, it
would be located along a major
arterial and is suitable for the type of
development proposed
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The project would be in
conformance with
Policy 2.23B.

Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number
Policy 2.27A

Policy 2.27B

Objective/Policy Text

Consistency Analysis

Commercial architecture shall
emphasize establishing
prominence and identity to
businesses while presenting
tasteful, dignified, and visually
appealing designs compatible with
their surroundings.

As detailed in Chapter IV.A
(Aesthetics) the proposed
architecture has been developed to
provide an aesthetically pleasing
building that would be compatible
with the character of the Townsite
neighborhood and welcome visitors
to the area

The project would be in
conformance with
Policy 2.27A.

Landscape design shall
incorporate areas for benches,
trash receptacles, bicycle racks,
and other forms of street furniture
where appropriate.

The project includes a pool/spa area
with a pool deck using a geometric
undulation to integrate the planting
on both sides of the pool fence to
blend the pool landscape with the
surrounding landscape. This would
make the area appear larger and
more inviting with semi-private
seating areas. The final
determination of site furnishing
would be made by the owner during
the construction phase.

The project is in
conformance with
Policy 2.27B.

IV.I-31
Fairfield Inn & Suites
Land Use

Conformance/NonConformance

Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number
Policy 2.27C

Objective/Policy Text
Parking areas shall be designed
to meet the following criteria:
1) Parking spaces shall be
provided in sufficient number to
serve all proposed and probable
uses within the development.
2) Parking areas shall balance the
number of spaces according to
individual tenant requirements.

Consistency Analysis

As noted in Chapter III, a Parking
The project is in
Demand Study has been prepared to conformance with
determine the appropriate number of Policy 2.27C(1-5).
spaces for this type of hotel. The
project is requesting a CUP for a
reduction in parking standards, as
allowed by the Zoning Ordinance.
All parking would accommodate
compact and full-sized vehicles in
the underground parking structure.

3) Parking spaces shall be located
within convenient walking
distance to commercial
structures.
4) Access lanes shall be located
so not to disrupt pedestrian
movements or traffic flow from
parking area loading aisles.
5) Compact parking spaces shall
be well dispersed throughout the
parking area.

IV.I-32
Fairfield Inn & Suites
Land Use

Conformance/NonConformance

Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Objective/Policy Text

Consistency Analysis

Conformance/NonConformance

Policy 2.27D

Trash disposal areas and
loading/unloading facilities shall
be screened from view and,
whenever possible, separated
from customer serving areas.

Conceptual metal dumpster
The project is in
enclosures with standing seam metal conformance with
roofs are included in the Landscape
Policy 2.27D,
Concept Plan. It is envisioned that
the finishes of the enclosures would
conform to the colors and finishes of
the architectural palette.

Policy 2.27E.

All commercial developments
shall be designed to insure that
visual, noise, lighting, traffic, and
other negative impacts do not
adversely affect surrounding
residential areas.

Refer to Chapters III, IV.A
(Aesthetics) J (Noise), and L (Traffic)
of this EIR.

The project would be in
conformance with
Policy 2.27E.

Policy 2.27F

Where appropriate, walkways,
arcades, concourses, malls,
plazas, courtyards, and other
pedestrian-oriented design
features shall be provided to
encourage pedestrian movement
within the development and to
adjacent developments.

As detailed in Chapter III, the project
would provide new sidewalk
improvements along the project
frontage and up to Nevada Street.
Ultimately, the sidewalk would also
extend off-site to the east, adjacent
to the planned sewer pump station
where it would connect to the
existing sidewalk fronting the
existing commercial projects to the
northeast.

The project would be in
conformance with
Policy 2.27F.
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number
2.7 Community
Facilities
Management
Objective

Objective/Policy Text

Consistency Analysis

To provide a consistent level of
quality and affordable public
services and facilities and to
effectively manage development
to ensure that a consistent service
level is continued.

See Chapter K (Public Services) of
the EIR. The project would pay all
required fees to offset added
demands for public services. The
project would not require major
extensions of services or utilities.
There is an existing gravity sewer
line at the intersection of Oceanside
Boulevard and Vine Street that the
project would tie into. The project
would also connect to an existing 14inch potable water main in
Oceanside Boulevard fronting the
property.
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Conformance/NonConformance
The project would be in
compliance with
Objective 2.7, as
itemized below.

Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Conformance/NonConformance

Objective/Policy Text

Consistency Analysis

Objective 2.71
Circulation

To provide for a circulation system
which incorporates all modes of
transportation for the safe and
efficient movement of people and
goods within and through the City
of Oceanside.

Please refer to Chapter L
(Transportation and Circulation) of
this EIR. The project would not have
adverse impacts to traffic, but would
include a detailed median on
Oceanside Boulevard and
intersection striping and
improvements at the intersection
with Ditmar Street. The General
Plan encourages sites west of the
freeway to utilize public
transportation systems. The project
located along a major arterial
(Oceanside Boulevard) and is also
near the Sprinter Station which
would allow visitors access to public
transportation.

The project is in
conformance with
Objective 2.71.

Objective 2.712
Non-Motorized
Transportation

To enhance environmental and
social benefits for the citizens of
Oceanside by provision of an
integrated system of bicycle
and pedestrian networks with
associated facilities for the safe
and efficient movement of people
in and through the City of
Oceanside.

The project would provide sidewalk
improvements along Oceanside
Boulevard to improve pedestrian
circulation. Bike paths are present
along this roadway as well.

The project is in
conformance with
Objective 2.712.
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Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number
2.7122
Pedestrian
Circulation
Objectives

Objective/Policy Text
1. Provide for safe pedestrian
circulation throughout the
City, including sidewalks,
pedestrian access to the
beach, pedestrian malls, and
hiking trails.
2.

Consistency Analysis
As noted above, the project would
include sidewalk improvements and
Oceanside Boulevard connects with
recreational, dining, and shopping in
the vicinity

The project is in
conformance with
Objective 2.7122.

All hotel facilities would be ADA
compliant.

Provide access for the
handicapped and elderly
population to assure them
safety and mobility.

Objective 2.713
Public Transit

To provide adequate bus service,
light rail transit, and support
facilities to satisfy the needs of the
community and region.

2.74 Public
Recreation
Facilities
Objective

To enhance the well-being of
The project would provide
City residents by providing
recreational amenities (e.g., pool
opportunities for relaxation, rest,
and spa) for guests. Visitors would
activity, and education through a also have access to the many
well-balanced system of private
recreational facilities provided in the
and public park and recreational
coastal zone and other parts of the
facilities distributed to serve the
City.
entire community.

The project is located near the
Sprinter Station and bus routes,
providing hotel guests with the
opportunity to use public transit.
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Conformance/NonConformance

The project is in
conformance with
Objective 2.713.
The project is in
conformance with
Objective 2.74.

Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number

Objective/Policy Text

Consistency Analysis

Conformance/NonConformance

CHAPTER 3 NATURAL RESOURCE MANAGEMENT GOALS
Policy 3.0C

The City shall assure the proper
evaluation through the
environmental review process of
sensitive and potentially valuable
wildlife habitats.

A Biological Resources Letter Report The project would be in
was prepared and is summarized in
conformance with
Chapter IV.C, Biological Resources. Policy 3.0C.
Sensitive habitats found on-site
include non-native grassland and
coastal sage scrub. The project
would mitigate impacts to these
habitats by providing off-site
mitigation in compliance with the
City’s SAP. There are no unique
wildlife habitats on-site, nor are there
any threatened or endangered
species.

Objective 3.11
Vegetation and
Wildlife Habitats

Recognition and preservation of
significant areas with regard to
vegetation and wildlife habitats

See discussion under Policy 3.0C
above. There are no significant
areas on-site requiring preservation.
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The project would be in
conformance with
Objective 3.11.

Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number
Objective 3.14
Grading and
Excavation
Objective

Objective/Policy Text

Consistency Analysis

To provide mitigation
recommendations for grading and
excavations in the City of
Oceanside.

Chapters IV.E (Geology) and H
(Hydrology) include recommended
grading specifications and projectspecific BMPs for erosion control
pursuant to NPDES requirements
and the City’s Grading Ordinance.
The proposed project would follow
these specifications and practices
and would be in compliance with the
City’s Grading Ordinance as well as
the General Plan policies.
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Conformance/NonConformance
The project would be in
conformance with
Objective 3.14.

Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number
Policy 3.2D
Cultural
Resources

Objective/Policy Text
An archaeological survey report
shall be prepared by a Society of
Professional Archaeologists
certified archaeologist for a
project proposed for grading or
development if any of the
following conditions are met:
1.
The site is completely or
largely in a natural state;
2.
There are recorded sites
on nearby properties;
3.
The project site is near or
overlooks a water body (creek,
stream, lake, freshwater lagoon);
4.
The project site is located
within a half-mile of Mission San
Luis Rey.

Consistency Analysis
A cultural resources report was
prepared for the project and is
included in Appendix E. Refer to
Section IV.D, Cultural Resources, for
results from the report, which
addresses a monitoring program for
cultural resources during grading.
Conditions 3 and 4 do not apply to
the project.
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Conformance/NonConformance
The project would
conform to Policy 3.2D.

Table IV.1.2 City of Oceanside General Plan Land Use Element Policy Consistency Evaluation
Objective/Policy
Number
Policy 3.23A:
Paleontological
Resources

Objective/Policy Text
Paleontological survey reports
shall be prepared by a qualified
paleontologist approved by the
City for all proposed projects that
are located in the area designated
as having a high potential for
fossils on the City’s natural
resource management data base
system.

Consistency Analysis
Please refer to Chapter IV.D, which
also addresses a monitoring
program for paleontological
resources.
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Conformance/NonConformance
The project would be in
conformance with
Policy 3.23A.
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IV.J.

NOISE

The following document was used in the preparation of this section and is included in its
entirely in Appendix I of the Draft EIR):
Noise Study, Fairfield Inn & Suites, City of Oceanside, CA.
Prepared by Ldn Consulting, Inc, November 28, 2016
IV.J-1

Environmental Setting

Background
Noise is defined as unwanted or annoying sound which interferes with or disrupts
normal daily activities. Sound levels are measured in units called decibels (dB).
Sounds heard by humans generally consist of multiple frequencies. An A-weighting
scale is used to evaluate sounds, which reflects how the human ear responds to
different sound levels at different frequencies (dBA). This A-weighted sound level
depicts instantaneous noise. To evaluate the long-term characteristics of sound,
accounting for the variability in sound levels over time, a mathematical average is taken
for a given time interval. This time-averaged sound level over a specific period of time
is called a noise equivalent level (Leq).
Community receptors are more sensitive to unwanted noise during the evening and
nighttime hours. For this reason, state law requires that “corrections” be attributed to
measured noise levels during the evening and at night to obtain an A-weighted average
for sound levels over a 24-hour period. This descriptor is called the Community Noise
Equivalent Level (CNEL). The correction adds a 5 decibel penalty to measured sound
levels during evening hours (7 p.m. and 10 p.m.), and a 10 decibel penalty to measured
sound levels during nighttime hours (10 p.m. to 7 a.m.).
Vehicular noise is generated from a combination of sounds emitted from the engine,
exhaust and tires. Cumulative traffic noise levels along roadway segments are based
on three primary factors: the amount of traffic, the speed of the traffic, and the vehicle
mix ratio or number of medium and heavy trucks that typically travel along the roadway.
An increase in any of these three factors will increase the intensity of traffic noise.
A doubling of the traffic volume results in a noise level increase of 3 dBA. Mobile noise
levels drop off at a rate of 3 dBA for each doubling of distance under hard site
conditions and at a rate of 4.5 dBA for soft site conditions. Hard site conditions consist
of concrete, asphalt, and hard pack dirt while soft site conditions exist in areas having
slight grade changes, landscaped areas, and vegetation. Noise generated from
fixed/point sources drop off at a rate of 6 dBA for each doubling of distance.
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Existing Noise Environment
The primary source of existing noise levels in the project area is from traffic on I-5 and
Oceanside Boulevard. The Sprinter rail line is also south of the site and train operations
add to the overall ambient conditions. Noise measurements were taken on March 12,
2015 between 3 pm and 4 pm along Oceanside Boulevard with direct line of sight to the
roadway and I-5 (Figure IV.J-1).
The statistical indicators Lmax, Lmin, L10, L50 and L90, are given for the monitoring
location; where Lmax = the maximum sound level measured over the time interval, Lmin
= the minimum sound level measured over the time interval, L10 = noise level during 10
percent of the time interval, L50 = noise level during 50 percent of the time interval and
L90 = noise level during 90 percent of the time interval. As detailed in Table IV.J-1, 90%
of the time the noise level is below 60dBA along Oceanside Boulevard
Regulatory Setting
The following is a description of federal, state, and local environmental laws and policies
that are relevant to the CEQA review process.
City of Oceanside Noise Element and Noise Ordinance
3.1

Operational Noise

Fixed sources and operational noise standards are governed by the City of Oceanside
Noise Ordinance Section 38.12. Except for exempted activities and sounds as provided
in this chapter or exempted properties as referenced in Section 38.15, it shall be
unlawful for any person to cause or allow the creation of any noise to the extent that the
one-hour average sound level, at any point on or beyond the boundaries of the property
in the applicable base district zone on which the sound is produced exceeds the
applicable limits set forth as follows:

Base District Zone

7:00 a.m. to 9:59 p.m.

10:00 p.m. to 6:59 a.m.

RE (Residential Estate)

50

45

RS (Single-Family)

50

45

RM (Medium Density)

50

45

RH (High Density)

55

50

RT (Residential Tourist)

55

50

(2) C (Commercial)

65

60

(3) I (Industrial)

70

65

(1) Residential Districts:
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(4) D (Downtown)

65

55

(5) A (Agricultural)

50

45

(6) OS (Open Space)

50

45

In addition to the sound level limits established above, there are established sound level
limits for PD (planned development) base district zones. For any residential land use
within a PD zone, the sound level limit is that limit which would be otherwise applicable
in the residential district zone (RE, RS, RM, RH or RT) corresponding to density of the
residential development in that PD zone.
For any nonresidential land use within a PD zone, the sound level limit is that limit
corresponding to the C (commercial) or I (industrial) zone which would be applicable to
that use if not subject to the PD zone. For the purposes of this section, a land use shall
be that use shown on a duly approved planned development plan or specific plan.
When property lines form the joint boundary of two (2) base district zones, the sound
level limit shall be the arithmetic mean of the limit applicable to each of the two (2)
zones.
The required sound levels at a given project’s property boundary depend on the time of
day and the land use zone. The Project site is proposed to be zoned Commercial
Recreation (CR), which allows an equivalent one-hour sound level of 65 dBA Leq-h
between 7 A.M. and 9:59 P.M. and 60 dBA from 10 P.M. to 6:59 A.M at the property
lines. An equivalent one-hour sound level of 50 dBA Leq-h between 7 A.M. and 9:59
P.M. and 45 dBA from 10 P.M. to 6:59 A.M at the property lines is allowed for the
residential uses immediately north and west of the Project site.
IV.J-2

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts to noise would be significant if the
project would result in:
a.

Exposure of person 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.

b.

Exposure of persons to or generation of excessive groundborne vibration or
groundborne vibration or groundborne noise levels.

c.

A substantial permanent increase in ambient noise levels in the project vicinity
above levels existing without the project.
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d.

A substantial permanent temporary or periodic increase in ambient noise levels
in the project vicinity above levels existing within 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
expose people residing or working in the project to excessive noise levels.

f.

For a project within the vicinity of a private airstrip, would expose people residing
or working in the project area to excessive noise levels.

IV.J-3

Project Impacts

For each significance threshold, impacts are analyzed based on the detail available as
part of the Development Plan, as described in Chapter III of the EIR.
a. Cause the 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.
1. Construction Noise
Construction noise would create temporary noise impacts. Sound generated by
construction equipment such as haul trucks, water trucks, graders, dozers, loaders, and
scrapers can reach relatively high levels. Grading activities generally create the highest
noise levels. Typically, construction noise is controlled by limiting the hours of construction
to normal weekday working hours.
The City of Oceanside does not have property line standards for construction, and thus
the County of San Diego 75 dBA Leq standard was utilized in the analysis of the
Project. The County’s Noise Ordinance Code states that with the exception of an
emergency, it should be unlawful to conduct any construction activity so as to cause, at
or beyond the property lines, an average sound level greater than 75 decibels between
7:00 a.m. to 7:00 p.m.
Noise levels generated by heavy construction equipment were determined by using data
provided by The U.S. Environmental Protection Agency (U.S. EPA). These levels can
range from 60 dBA to in excess of 100 dBA when measured at 50 feet, but they diminish
rapidly with distance from the construction site at a rate of approximately 6 dBA per
doubling of distance. For example, a noise level of 75 dBA measured at 50 feet from the
noise source to the receptor would be reduced to 69 dBA at 100 feet from the source to
the receptor, and reduced to 63 dBA at 200 feet from the source.
Using a point-source noise prediction model, calculations of the expected construction
noise levels were completed. Based on the EPA noise emissions, worst-case noise levels
from construction equipment operations would occur during the base operations (final site
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preparation). This would occur in a single phase with anticipated equipment including 2
tractor/backhoes, 1 dozer, 1 grader and 1 water truck.
Due to normal site preparation operations, most of the equipment would be spread out
over the site. The worst-case noise condition would occur when the construction
vehicles are working in close proximity to each other at distances near the property line
to the west, as detailed in Table IV.J-2. Even if all the equipment was working in the
same area at a distance as close as 95 feet, the point source noise attenuation from the
construction activities and the nearest property line is -5.6 dBA. This would result in an
anticipated worst case eight-hour average combined noise level of 75 dBA at the property
line.
Noise generated by the proposed equipment would not exceed the City of Oceanside 85
dBA standard at 100 feet from the source. The Project would also meet the County of San
Diego’s 75 dBA standard as close as 95 feet from all proposed equipment. Impacts would
be less than significant.
2. Operational Noise
The on-site pool operations and mechanical ventilation system (HVAC) would be the
primary sources of stationary noise. The locations of these project elements are shown
on Figure IV.J-2. The projected noise levels assume the worst-case noise environment
with all roof-top mounted mechanical HVAC units operating at the same time. In reality,
these noise levels will vary throughout the day. These units may also operate during
nighttime hours and the operational hours of the outdoor pool may be limited.
Pool Equipment Noise Levels. To determine the noise environment and to assess
potential noise impacts, noise measurements were taken at an existing pool facility (the
Cal-a-Vie Health Spa in the City of Vista). The short term measurements of the onsite
pump operations and equipment was determined to be 57.8 dBA Leq at a distance of
25-feet.
Pool Activity Noise Levels. Noise level measurements of typical daily operations of
outdoor pool activities were taken at the San Diego YMCA facility in the City of
Oceanside. The measured noise levels from the existing facility were amortized over an
hour and found to have a worst case noise level of 68.8 dBA Leq at a distance of 20feet. When combined with the pool equipment noise levels were calculated to be 67.4
dBA Leq at a distance of 25-feet.
Air Conditioning Units. Each hotel room would have individual temperature control units
mounted below the exterior window. These heat pump systems, commonly referred as
PTAC units, have a sound level rating of 61 dBA at a distance of 3-feet. The hotel would
require up to 54 PTAC units uniformly spread out along the western façade. Two larger
HVAC units for the public areas could also be required, with a cooling capacity of 18
tons, generating a noise level of 76 dBA at 3-feet.
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The Noise Report analyzed the cumulative noise levels from the Project at each
property line from the proposed noise sources. Each noise source was added to
determine the worst case outdoor activity noise levels. This method is considered very
conservative since not all the noise sources are close enough to each other in distance
or sound level to create a cumulative effect in determining impact potential. Noise level
reductions from stationary sources were determined using the Fresnel Barrier
Reduction Calculations (Attachment A of Appendix I of this EIR).
Noise levels associated with the roof-top mechanical ventilation system would be limited
with the proposed parapet wall/screen on the building. This would vary in height but
would be roughly 1 to 2 feet higher than the HVAC units to shield them both visually and
acoustically.
Cumulative noise levels from the operations are provided in Table IV.J-3 for the daytime
hours between 7 A.M. and 9:59 P.M. when the pool is open. Cumulative nighttime
hourly noise levels from the HVAC units between 10 P.M. to 6:59 A.M at the property
line are provided in Table IV.J-4. Daytime levels at the western property line would be
55.2 dbA and nighttime levels would be 51.0 dbA. These operational noise levels would
below the established thresholds for acceptable noise levels and thus impacts would be
less than significant.
b.

Cause the exposure of persons to or generation of excessive groundborne
vibration or groundborne vibration or groundborne noise levels.

While it is possible that nearby residents could experience some level of groundborne
vibration during Project construction, no operational impacts would be expected to occur
due to the nature of the Project. As noted above, limitations on construction hours
would minimize potential temporary impacts. Impacts would not be considered
significant.
c.

Cause a substantial permanent increase in ambient noise levels in the project
vicinity above levels existing without the project.

As noted above, no adverse impacts have been identified that would result in
unacceptable permanent increases in ambient noise levels. No significant impacts
would occur.
d.

Cause a substantial temporary or periodic increase in ambient noise levels in the
project vicinity above levels existing without the project.

The site is currently vacant. While temporary noise impacts would increase during
Project construction, these increases would not be significant and would cease upon
completion of construction. Increases in ambient noise levels during project operations
would be within acceptable thresholds, and long-term noise impacts would be less than
significant.
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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,
expose people residing or working in the project to excessive noise levels.

The Oceanside Municipal Airport is located more than two miles east of the project site.
The Project site is not located within the noise contours established for the purpose of
evaluating the noise compatibility of land use actions in the Airport Influence Area,
therefore potential impacts are less than significant.
f.

For a project within the vicinity of a private airstrip, expose people residing or
working in the project area to excessive noise levels.

The Project site is not within the vicinity of a private airstrip; therefore no people residing
or working in the area would be exposed to excessive noise levels associated with
such.
IV.J-4

Mitigation Implementation and Monitoring

No significant impacts have been identified and thus no mitigation measures are
required.
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Table IV.J-1. Existing Ambient On-Site Noise Levels
Noise Levels (dBA)

Measurement
Identification

Description

M1

Western PL

Time

3:30-3:45 p.m.

Leq

Lmax

Lmin

L10

L50

L90

64.8

85.7

52.6

66.4

61.7

55.5

Source: Ldn Consulting March 12, 2015

Table IV.J-2 Construction Noise Levels

Equipment Type

Quantity Used

Source @ 50 Feet
(dBA)

Cumulative Noise
Level @ 50 Feet
(dBA)

Tractor/Backhoe/Loader

2

72

75

Grader

1

73

73

Dozer

1

74

74

Roller

1

74

74

Water Truck

1

70

70

Cumulative Level (dBA)

80.5

Distance to Separation (Feet)
Noise Reduction due to Distance (dBA)

-5.6

Property Line Noise Level (dBA)

74.9
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Table IV.J-3. Cumulative Daytime Noise Levels – Western Property Line

Source

18-Ton
HVAC
PTAC
Units
Pool
Activities

Distance To
Observer
Location
(Feet)

Hourly
Reference
Noise Level
(dBA)

Noise
Source
Reference
Distance
(Feet)

Noise
Reduction
Due To
Distance
(dBA)

Reduction
Due To
Barriers
(dBA)

Quantity

Property Line
Cumulative
Noise Level
(dBA)*

41

76.0

3

-22.7

-8.7

2

47.6

31

61.0

3

-20.3

-9.6

54

43.7

40

67.4

25

-4.1

-10.2

1

53.1

Cumulative Noise Level @ Property Line (dBA)

55.2

Daytime Noise Standard (dBA)

57.5

Complies

YES

* Threshold is based on the arithmetic mean of two varying use and activities will only occur during the daytime hours.

Table IV.J-4. Cumulative Nighttime Noise Levels – Western Property Line

Source

18-Ton
HVAC
PTAC
Units

Distance To
Observer
Location
(Feet)

Hourly
Reference
Noise Level
(dBA)

Noise
Source
Reference
Distance
(Feet)

Noise
Reduction
Due To
Distance
(dBA)

Reduction
Due To
Barriers
(dBA)

Quantity

Property Line
Cumulative
Noise Level
(dBA)*

41

76.0

3

-22.7

-8.7

2

47.6

31

61.0

3

-20.3

-9.6

54

43.7

Cumulative Noise Level @ Property Line (dBA)

51.0

Daytime Noise Standard (dBA)

57.5

Complies

YES

* Threshold is based on the arithmetic mean of two varying use and activities will only occur during the nighttime hours.
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Ambient Noise Measurement Locations
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IV.K.

PUBLIC SERVICES

IV.K-1

Environmental Setting

Fire Protection Services
The proposed project is located within the response area of the Oceanside Fire
Department. The City of Oceanside currently has eight operational fire stations. The
Department has a minimum staffing of 34 firefighters with one battalion chief per day
operating out of the eight stations, with six engine companies, two truck companies and
five paramedic transport units. All fire station apparatus are equipped with a full
complement of advanced life support (paramedic) equipment. Engines and truck have a
minimum of one licensed paramedic, while transport ambulances have a minimum of
two licensed paramedics (Ramirez, Personal Communication, 2016). The nearest
station to the project site is Fire Station 2, located at 1740 S. Ditmar St., approximately
0.8 mile from the project site. The average response time (1st on scene) for the month
of October 2016 was just under 6 minutes for all urgent calls (Ramirez, Personal
Communication, 2016). The Community Facilities Element of the City’s General Plan
calls for a 5-minute response time from fire stations to all developed areas within the
City. The fire department is therefore currently operating slightly below established
service standards.
Police Protection Services
The City of Oceanside’s Police Department is located at 3855 Mission Avenue. The
department currently has 312 total employees, 228 of which are sworn law enforcement
personnel (Morris, Personal Communication, 2016).
The department’s average
response time for the month of September 2016 was one minute for Priority I calls and
seven minutes 21 seconds for Priority II calls (Morris, Personal Communication, 2016).
According to the Community Facilities Element of the City’s General Plan, the police
department “shall strive to provide a maximum response time of five (5) minutes for all
Priority I and II emergency service calls.” The department is therefore currently
operating slightly below established service standards for Priority II calls.
Schools
The project is located within the boundaries of the Oceanside Unified School District
(OUSD). The site is located within the attendance boundaries of Oceanside High
School, Lincoln Middle School, Laurel Elementary School and South Oceanside
Elementary School.
Oceanside High School is located at 1 Pirates Cove Way. Current student enrollment is
2,041 students. The approximate student capacity is 2,862 students. Oceanside High
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School is operating at capacity based on the state loading ratio of 27:1 (Evans,
Personal Communication, 2016).
Lincoln Middle School is located at 2000 California Street. Current student enrollment is
836 students. The approximate student capacity is 1,026 students. Lincoln Middle
School is operating at capacity based on the state loading ratio of 27:1 (Evans,
Personal Communication, 2016).
Laurel Elementary School is located at 1410 Laurel Street. Current student enrollment
is 445 students. The approximate student capacity is 750 students. Laurel Elementary
is operating at capacity based on the state loading ratio of 25:1 (Evans, Personal
Communication, 2016).
South Oceanside Elementary School is located at 1806 S. Home Street. Current
student enrollment is 739 students. The approximate student capacity is 800 students.
South Oceanside Elementary is operating at capacity based on the state loading ratio of
25:1 (Evans, Personal Communication, 2016).
The OUSD levies development fees for projects that have the potential to increase the
demand for school services. The current school fee rate for commercial uses is $0.51
per square foot. The proposed project would be subject to payment of these
development fees to the OUSD.
Parks
There are a number of public parks and recreation centers throughout the City of
Oceanside. The Strand Beach Park and Tyson Street Park are located approximately
0.95 mile from the site. Cesar Chavez Park is located approximately 0.7 miles from the
site, and includes barbecue areas, basketball courts, picnic areas and play equipment.
Joe Balderrama Park & Center is located approximately 1.25 miles from the site and
includes barbecue areas, basketball courts, a multipurpose field, picnic area, play
equipment, restrooms, and tennis and volleyball courts. The site is also less than a mile
away from public beaches.
IV.K-2

Regulatory Setting

Fire Protection Services
Uniform Fire Code and the Uniform Building Code
These codes prescribe performance characteristics and materials to be used to achieve
acceptable levels of fire protection. The proposed project is required to adhere to the
Uniform Fire Code and Uniform Building Code.
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City of Oceanside General Plan, Community Facilities Element
The Fire Department Facilities subsection of the Community Facilities Element outlines
policies that shall be implemented by the City of Oceanside to ensure that adequate fire
department facilities are available to serve the City. In addition to policies, the City has
facilities and services standards which include:
•

A five minute response time from fire stations to all developed areas within the
City of Oceanside;

•

A maximum response time for paramedic units of eight minutes in urban areas
and 15 minutes in rural areas, 85 percent of the time.

Police Protection Services
City of Oceanside General Plan, Community Facilities Element
The Police Facilities subsection of the Community Facilities Element addresses policies
adopted by the City of Oceanside which are utilized to ensure adequate police facilities
are available to serve the City. The Community Facilities Element states that the City of
Oceanside shall strive to provide a maximum response time of five minutes for all
Priority I and II emergency service calls.
Schools
Oceanside Unified School District (OUSD)
The OUSD has levied development fees for residential and nonresidential development
projects to offset impacts to school facilities in accordance with California Education
Code 17620. The current school fee rate for commercial uses is $0.51 per square foot.
Parks
City of Oceanside General Plan, Community Facilities Element
The Parks and Recreation subsection of the Community Facilities Element outlines
policies that shall be implemented by the City of Oceanside to ensure that adequate and
accessible public park and recreation facilities are available to serve the City.
City of Oceanside Municipal Code Ordinance Chapter 32D “Park Land Dedication
and Payment of Fees”
The provisions of this chapter apply to all development within the City of Oceanside by
which additional dwelling units are created, so that fees are paid for the purposes of
providing open space, park and recreational facilities. Commercial projects are not
required to pay these fees.
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All Public Facilities
City of Oceanside Municipal Code Ordinance Chapter 32B “Impact Fees”
The ordinance stipulates that as a condition of approval of development projects,
impact fees shall be imposed to offset impacts to public facilities. The term “public
facilities” includes all governmental facilities specified in the adopted elements of the
City’s General Plan, including the Community Facilities Element. This includes fire,
police, library, and administrative facilities. Fees are calculated and collected at the
time of issuance of a building permit based upon the fee in effect at that time.
City of Oceanside Municipal Code Ordinance Chapter 32C “Public Facility
Requirements”
The provisions of this chapter require as a condition of new development that
developers of projects in the City contribute funds to insure adequate provision of public
facilities and improvements within the city, including: libraries; administrative space/civic
center; police/records management; corporation yard; and fire protection to meet 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.
IV.K-3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts to Public Services would be
significant if the project would result in substantial adverse physical impacts associated
with the provision of new or physically altered government facilities, the construction of
which could cause significant environmental impacts, in order to maintain acceptable
service ratios, response times or other performance objectives for fire protection, police
protection, schools and/or parks.
IV.K-4

Project Impacts

For each significance threshold, impacts are analyzed based on the detail available as
part of the Development Plan as described in Chapter III, Project Description, of the
EIR.
a. Would result in substantial adverse physical impacts associated with the
provision of new or physically altered government facilities, the construction of
which could cause significant environmental impacts, in order to maintain
acceptable service ratios, response times or other performance objectives for fire
protection, police protection, schools and/or parks.
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Fire Protection
As discussed under Environmental Setting, above, the City of Oceanside Fire
Department’s response times are currently higher than the service standards set forth in
the City’s General Plan. The issue under CEQA is whether or not a project would
require new or expanded facilities, the construction of which could cause significant
environmental impacts. Although the proposed project would increase the demand for
fire protection and emergency medical services, the Project application has been
reviewed by the Fire Department and it has been determined that these services will be
provided to the project within the standard response time under normal conditions. The
City currently has eight fire stations to provide fire and emergency medical services.
Implementation of the proposed project would not require the construction of new or
physically altered fire facilities to maintain service standards; therefore no associated
environmental impact would occur. The project would be required to pay public facility
fees at a rate of $713 per 1,000 square feet of non-residential uses. Payment of these
fees would offset the increased demand for fire protection and services; therefore no
associated environmental impact would occur. It should also be noted that the project
design was developed to provide fire access, turnaround, stairway, and pedestrian
access around the building to meet the 150’ hose pull and other fire requirements (e.g,
full sprinklers, ladder truck access).
Police Protection
Construction of the project would increase the demand for police services. As
mentioned under Environmental Setting, above, the City of Oceanside Police
Department’s response times are currently higher than the service standards set forth in
the City’s General Plan. The issue under CEQA is whether or not a project would
require new or expanded facilities, the construction of which could cause significant
environmental impacts. Although the proposed project would increase the demand for
police services, the construction of new or expanded police facilities would not be
necessary (Morris, Personal Communication, 2016); therefore, no associated
environmental impacts would occur. As discussed above under Fire Protection, the
project would be required to pay public facility fees at a rate of $713 per 1,000 square
feet of non-residential uses. Payment of these fees would offset the increased demand
for police services; therefore no associated environmental impact would occur. Should
the City desire that response times be lowered, additional field personnel may be
needed, but new/expanded facilities would not be necessary (Morris, Personal
Communication, 2016).
Schools
Prior to approval of building permits, the applicant would be required to pay appropriate
school fees to the Oceanside Unified School District as a fair-share contribution to help
maintain adequate school facilities and levels of service, in accordance with California
Education Code 17620. The current school fee rate for commercial uses is $0.51 per
square foot. The payment of these fees would off-set potential impacts related to the
IV.K-5
Fairfield Inn & Suites
Public Services

construction or expansion of new school facilities. Impacts to school services would
therefore be less than significant.
Parks
Although the project would likely result in an increased use of public parks, the project
would not require the construction of new or physically altered public facilities. As
noted above, this commercial project is not required to pay park fees, and impacts
would be less than significant.
IV.K-5

Mitigation Implementation and Monitoring

Fire Protection, Police Protection, Schools and Parks
No significant impacts to public services were identified, therefore no mitigation is
required. The project would be required to pay public facility fees to offset increased
usage and demand for government services and facilities, thereby avoiding potentially
significant impacts. Proof of payment of the required development impact fees shall be
provided to the City of Oceanside prior to issuance of the project’s building permit.
IV.K-6

Level of Significance after Mitigation

No significant impacts have been identified. No mitigation would be required.
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IV.L. TRANSPORTATION AND TRAFFIC

The following document was used in the preparation of this section and is included in
Appendix L of the Draft Environmental Impact Report (EIR). Its volume of supporting
calculations is available for review at the City’s Planning Division during normal
business hours.
Oceanside Fairfield Inn & Suites Hotel Traffic Impact Analysis. Prepared by LOS
Engineering, Inc. October 2016, revised April 2017.

IV.L-1

Environmental Setting

Study Area Criteria
Based on Congestion Management Program (CMP) guidelines, the study area for the
project was determined by the limits or extent of where 50 peak hour project trips would
travel to or from a given site. Based on these guidelines and input from City Staff, the
following intersections were analyzed:
1.
2.
3.
4.
5.
6.

Oceanside Boulevard/Coast Highway (signalized)
Oceanside Boulevard/Ditmar Street (signalized)
Oceanside Boulevard/Proposed Project Driveway (unsignalized)
Oceanside Boulevard/Vine Street (signalized)
Oceanside Boulevard/Southbound I-5 Ramps/Parkwood Lane (signalized)
Oceanside Boulevard/Northbound I-5 Ramps/Commerce Street (signalized)

One street segment, Oceanside Boulevard from Coast Highway to I-5, was also
analyzed.
Scenario Criteria
The number of scenarios to be analyzed is typically based on the project’s size, the
number of cumulative projects within the study area, and whether the project is in
conformance with existing zoning. For the project, six scenarios were evaluated:
1.
2.
3.
4.
5.
6.

Existing Conditions
Existing + Project Conditions
Existing + Cumulative Conditions
Existing + Cumulative + Project Conditions
Horizon Year Conditions
Horizon Year + Project Conditions

IV.L-1
Fairfield Inn & Suites
Traffic

Traffic Analysis Criteria
The traffic analyses prepared for the project is based on the 2000 Highway Capacity
Manual (HCM) operations analysis using Level of Service (LOS) evaluation criteria.
The operating conditions of the study intersections, street segments, and freeway
segments were measured using the Highway Capacity Manual (HCM) LOS
designations, which ranges from A through F. LOS A represents the best operating
condition and LOS F denotes the worst operating condition. LOS D is the lowest
classification considered acceptable per City standards. The LOS criteria for each
roadway component are discussed below.
Intersections. Study intersections were analyzed based on the operational analysis
outlined in the 2000 HCM. This process defines LOS in terms of average control delay
per vehicle, which is measured in seconds. The HCM LOS for the range of delay by
seconds for un-signalized and signalized intersections is summarized in Table IV.L-1.
Street Segments.
Street segments were analyzed based on the functional
classification of the roadway using the City of Oceanside Average Daily Vehicle Trips
data. The roadway segment capacity and LOS standards used to analyze street
segments are presented in Table IV.L-2.
Oceanside Boulevard is classified as a Secondary Collector from I-5 to Coast Highway.
It is an undivided roadway with two travel lanes and a bike lane in each direction. The
posted speed limit is 40 miles per hour (MPH). The existing average daily traffic (ADT)
along this segment is 16,871 trips. As detailed in Tables IV.L-3 and IV.L-4, the segment
of Oceanside Boulevard currently operates at LOS C while all of the analyzed
intersections operate at LOS D or better.
During the Public Scoping Meeting, concerns were raised by the local community about
traffic safety at the intersections of Oceanside Boulevard and Ditmar Street as well as
Oceanside Boulevard and Nevada Street. Several residents had been affected by
collisions at these intersections. According to City of Oceanside accident records,
eighteen accidents have been reported at or near the Ditmar intersection between 2009
and 2016. The majority of these accidents involved motor vehicles, although there were
four pedestrian incidents and one bicycle collision. Three persons were reported injured
in motor vehicle accidents, and three pedestrian injuries were recorded. No fatalities
occurred during this time. Two collisions were reported at the Nevada Street
intersection in the last five years.

IV.L-2

Regulatory Setting

The following are federal, state, or local environmental laws or policies that are relevant
to the CEQA review process:
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City of Oceanside General Plan Circulation Element Update (2012)
The Master Transportation Plan, (Chapter 3 of the Circulation Element) is the
Circulation Element’s main policy tool for designating future road improvements,
extensions, and special intersection design treatments. This document:


Identifies the transportation needs and issues within the City and those regional
relationships that affect the City’s transportation system.



Establishes goals for the element with objectives and policies to attain those
goals.



Describes the proposed circulation system in terms of geometric design
elements, operating characteristics, and limits of operation including current
standards, guidelines, and accepted criteria for the location, design, and
operation of the transportation system.



Considers transportation modes such as carpools, buses, and mass transit as
essential in providing services and access to facilities.



Establishes policies that coordinate the circulation system with planned land uses
and provide direction for future decision making in the realization of the
Circulation Element goals.

The analysis of the project’s impact was completed in compliance with all applicable
goals and policies of the Circulation Element.
City of Oceanside 2008 Bicycle Master Plan Update
This Master Plan has the goals and objectives to establish facility types to be
implemented and identify points where the City’s bikeway system could integrate with
the existing San Diego County regional bikeway system. Existing bike lanes on
Oceanside Boulevard along the project’s frontage would remain operational with the
project.
City of Oceanside 2009 Pedestrian Master Plan Update
This Master Plan has the goals and objectives to enhance pedestrian mobility by
providing pedestrian planning that enhances design standards, installs and maintains
pedestrian facilities, and establishes overall safe pedestrian circulation. The project
would provide sidewalk improvements along portions of Oceanside Boulevard as well
as pedestrian signals at four intersections identified below.
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City of Oceanside Thoroughfare Fee Ordinance
This ordinance makes provisions for assessing and collecting fees on new
developments that will result in an increase in average daily trips for the purpose of
providing the fair share costs towards transportation improvements identified in the
Circulation Element, and also includes the Regional Transportation Congestion
Improvement Funding Program (RTCIP) exaction that each city must collect from
development to participate in the regional TransNet program. The project would be
required to pay Thoroughfare Signal Impact fees at the rate in effect at the time the
building permit is issued.
City of Oceanside Traffic Signal Fee Ordinance
This ordinance provides a fair mechanism for assessing and collecting fees on new
developments that will result in an increase in average daily trips, for the purpose of
providing the fair share costs of construction of traffic signals at major intersections Citywide that are identified on a Council-approved list of signals. No new traffic signals
would be required with project implementation, although pedestrian walk/don’t walk
signals would be added to four existing signals, as further described in Section IV.L-5
below.
2030 San Diego Regional Transportation Plan: Pathways for the future.
Based on the adopted General Plans of the region’s cities and the County, the Regional
Transportation Plan (RTP) was developed to meet the region’s long-term mobility
needs, better connect transportation and land use policy decisions, and create a
transportation network that will serve the region well into the 21st century. As discussed
in Chapter III, Project Description, of this EIR, the project would be located with easy
access to I-5 as well as near to bus and rail transit. It is located roughly 0.3 miles from
the Coast Highway Sprinter Station and Breeze bus routes 101 and 302, and with bus
route 318 adjacent on Oceanside Boulevard.
San Diego Association of Governments (SANDAG) Congestion Management
Program
The purpose of a Congestion Management Program is to monitor the performance of a
region’s transportation system, develop programs to address near- and long-term
congestion, and better integrate transportation and land use planning.
Within the
Congestion Management Program, the Land Use Analysis Program requires
assessment of impacts to state highways and regionally significant arterials from
projects that generate 2400 or more average daily trips or 200 or more peak hour trips.
This project does not meet either of those criteria.
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IV.L-3

Thresholds of Significance

Per the traffic study, the project would have a significant impact if the new project traffic
would change the operations on the surrounding roadways to a Level of Service (LOS)
E or F, as defined by by the City of Oceanside thresholds presented below:

Level of Service
with Project

E&F

Allowable Increase Due to Project Impacts
Freeways

Roadway Segments

Intersections

Ramp Metering

V/C

V/C

Speed (mph)

Delay (sec.)

Delay (min.)

0.01

0.02

1

2

2*

If a significant impact is identified due to the addition of project traffic, then a feasible
mitigation measure is required to return the level of service to acceptable levels (LOS
D). If this cannot be achieved, the impact may be considered significant and
unmitigated.

IV.L-4

Project Impacts

For each significance threshold, impacts are analyzed based on the detail available as
part of the Development Plan as described in Chapter III, Project Description, of the
EIR.


Project Traffic Generation

Based on SANDAG trip rates, the project is expected to generate 735 ADT (60 AM peak
hour trips, including 24 inbound and 36 outbound), and 66 PM peak hour trips (with 40
inbound and 26 outbound (Table IV.L-5). Access would be via a single driveway on
Oceanside Boulevard with right-in/right out and left-in movements only. Project
distribution to adjacent roadways was determined based on regional employment
centers, local attractions, and shopping areas.
As detailed in Tables IV.L-6 and IV.L-7, when combined with existing conditions, the
project’s traffic would not result in significant impacts to Oceanside Boulevard or the
study area’s intersections. The LOS would remain at acceptable levels.


Cumulative Traffic Generation

Four projects were identified that would add traffic to the study intersections and
segments. These include:
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1. El Corazon Specific Plan (SCH # 1998091006). This is an approved mixed-use
project on a 435-acre parcel at the northeastern corner of the intersection of
Oceanside Boulevard and El Camino Real.
2. Vine Street Multi-Family Residential Project (GPA 15-00002; ZA 15-0004; CUP
15-00007; T-15-00005). This is an approved 58-unit attached townhome project
on a 6.31 acre parcel at the northwest corner of the intersection of Oceanside
Boulevard and Vine Street.
3. Morse Street Townhomes (D-13-00004, RC13-00003, CUP 13-00009, T1300008). This is an approved 38-unit residential townhome development on a 2.3acre parcel at the northeast corner of South Coast Highway and Morse Street.
4. Breeze Luxury Apartments (Tentative Parcel Map, Development Plan,
Conditional Use Permit, Regular Coastal Permit). This is a proposed 90-unit
apartment building in a three-story structure over a two-level basement parking
garage. It is located along Oceanside Boulevard, adjacent to the Oceanview
Cemetery to the west at Ditmar and Godfrey Streets, past the current cul-de-sac
at the southeastern end of South Nevada Street. The NCTD sprinter rail line is to
the south.
Additionally, the City is currently preparing a programmatic EIR for the Coast Highway
Corridor Study to analyze transportation improvements as well as a proposed
amendment to the General Plan and Zoning Ordinance to create a Coast Highway
Incentive Overlay District. The portions of Coast Highway proposed for improvement
extends from Harbor Drive on the north to approximately 550 feet south of Eaton Street
on the south. This project’s boundaries would also extend into adjacent neighborhoods
along the corridor.
Currently, proposed transportation improvements would convert Coast Highway from
four lanes to two lanes throughout the corridor and create eleven new roundabouts and
new on-street parking. Roundabouts are being evaluated at SR 76, Surfrider Way,
Civic Center drive, Michigan Avenue, Washington Avenue, Wisconsin Avenue, West
Street, Oceanside Boulevard, Morse Street, Cassidy Street, and Kelly Street. However,
alternatives may be chosen as these improvements are studied further Continuous
bicycle facilities would be established throughout the whole stretch of Coast Highway.
The Overlay District would facilitate the implementation of the Coast Highway Vision
and Strategic Plan by encouraging redevelopment and revitalization of the Coast
Highway Corridor. It would provide optional overlay regulations and standards for
property owners to choose in lieu of the underlying zoning; and would include incentives
for permit streamlining to allow additional open space, public parking, streetscape
improvements, additional commercial floor area, and other public benefits.
In association, the City Council recently approved a Traffic Calming Pilot Design
(Temporary Pilot Study) or Coast Highway between Oceanside Boulevard and Morse
Street. This included restriping Coast Highway to one lane in each direction with wider
bike lanes in the buffer, and potentially installing a mid-block crosswalk at the entrance
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to the Loma Alta Creek Path if the design chosen in the City’s study includes two lanes
south of Oceanside Boulevard. This pilot design will allow staff to evaluate the potential
impacts of modifying Coast Highway to a two-lane roadway with regard to driving travel
time and speed along the corridor.
As shown in Tables IV.L-8 and IV.L-9, under existing plus cumulative conditions, the
study intersections and street segment (18,677 ADT) would operate at LOS D or better.


Existing Plus Cumulative Plus Project Conditions

With the addition of the proposed project to cumulative conditions, the intersections and
street segment (19,412 ADT) would continue to operate at LOS D or better with no
considerable cumulative impacts (Tables IV.L-10 and IV.L-11).


Horizon Year Conditions

Horizon Year 2030 volumes were taken from the City’s General Plan Circulation
Element. Peak hour intersection and daily traffic volumes (21,100 ADT) are detailed in
Tables IV.L-12 and 13. While the roadway segment and most intersections would
continue to operate at LOS D or better, two intersections would have an unacceptable
LOS:



Oceanside Boulevard at I-5 Southbound Ramp (LOS E PM)
Oceanside Boulevard at I-5 Northbound Ramp (LOS F PM)

The decreased LOS at these intersections is consistent with the current Circulation
Element findings.
As shown in Table IV.L-13, when project traffic is added to the Horizon Year conditions,
the LOS on Oceanside Boulevard would still operate at LOS D (21,100 ADT, but it
would continue to be reduced at the aforementioned intersections. The project would
have an impact to both of these intersections (Impact TR-1), although it should be
noted that the LOS at these intersections would decrease in the Horizon Year with or
without the project.

IV.L-5

Mitigation Implementation and Monitoring

The City’s Circulation Element determined that roadway improvements are not possible
at the two impacted intersections due to physical constraints. It further notes “If there
are no feasible mitigation measures that would fully mitigate traffic impacts, the
developer shall propose, prepare and provide various mitigation measures, such as
Traffic Management Center tools and resources, which may not include physical
improvements to the impacted facility.” The project has incorporated the following
design features to avoid and minimize traffic impacts:
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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 eastern site boundary. It should also be noted that the
widening of Oceanside Boulevard and installation of the sidewalk from the
project’s boundary to Vine Street are 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.
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 restriping 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.
One mitigation measure is proposed to partially mitigate the project’s impacts:
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

Implementation of this mitigation measure would be monitored by the City’s Engineering
and Planning Divisions during construction and as conditioned by the project’s Building
Permit. While these design features and mitigation measures would partially mitigate
the Horizon Year Plus Project traffic impacts, the adverse effects cannot be fully
mitigated due to physical constraints. This has been previously acknowledged within
the Circulation Element which required a Statement of Overriding Considerations for its
approval and adoption.
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Table IV.L-1. Un-Signalized And Signalized Intersection Level Of Service
Level of Service

A
B
C
D
E
F

Un-Signalized
Average Control Delay
(seconds/vehicle)
0-10
> 10-15
> 15-25
> 25-35
> 35-50
> 50

Signalized
Average Control Delay (seconds/vehicle)
0-10
> 10-20
> 20-35
> 35-55
> 55-80
> 80

Table IV.L-2. Street Segment Daily Capacity and LOS (City of Oceanside)

Circulation Element
Road Classification
Expressway
Expressway
Prime Arterial
6-Lane Major Arterial
5-Lane Major Arterial
4-Lane Major Arterial
Secondary Collector with TWLTL
Secondary Collector no TWLTL
Collector – Commercial Fronting
Collector – Residential Fronting
Local Street

Lanes
6
4
6
6
5
4
4
4
2
2
2

LOS
A
<30,000
<25,000
<25,000
<20,000
<17,500
<15,000
<10,000
<9,000
<5,000
<4,000
na

LOS
B
<42,000
<35,000
<35,000
<28,000
<24,500
<21,000
<14,000
<13,000
<7,000
<5,500
Na

LOS
C
<60,000
<50,000
<50,000
<40,000
<35,000
<30,000
<20,000
<18,000
<10,000
<7,500
<2,200

LOS
D
<70,000
<55,000
<55,000
<45,000
<40,000
<35,000
<25,000
<22,000
<13,000
<9,000
na

LOS
E
<80,000
<60,000
<60,000
<50,000
<45,000
<40,000
<30,000
<25,000
<15,000
<10,000
na

Table IV.L-3. Existing Intersection Level of Service
Intersection and
(Analysis)1
1) Oceanside Blvd at
Coast Hwy (S)
2) Oceanside Blvd at
Ditmar St (S)
3) Oceanside Blvd at
Project Dwy (U)
4) Oceanside Blvd at
Vine St (S)
5) Oceanside Blvd. at
I-5 SB Ramps (S)
6) Oceanside Blvd. at
I-5 NB Ramps (S)

Movement
All
All
All
All
EB L
EB L
All
All
All
All
All
All

Peak
Hour
AM
PM
AM
PM
AM
PM
AM
PM
AM
PM
AM
PM

Existing
Delay2
18.8
28.0
13.2
11.6
DNE
DNE
20.8
15.3
35.6
34.6
32.1
42.2

Notes: 1) Intersection Analysis - S - signalized, U - Unsignalized; 2) HCM - Highway Capacity Manual delay in seconds
3) Level of Service; DNE - Does not exist; NA - Not applicable
DNE - Does not exist; NA - Not applicable
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LOS3
B
C
B
B
NA
NA
C
B
D
C
C
D

Table IV.L-4. Existing ADT Volumes and Level of Service
Classification
(as built)

Segment

# of
lanes

Existing
Daily
LOS E
Volume Capacity

V/C

LOS

Oceanside Boulevard
From Coast Highway to I-5
Secondary Collector (4U,NP)
4
16,871
25,000
0.675
C
Notes: Classification (as built): 4U NP = 4 lane undivided roadway with no parking. Daily volumes is a 24 hour volume.
LOS: Level of Service. V/C: Volume to Capacity ratio.

Table IV.L-5. Project Traffic Generation
Proposed
Land Use
Business Hotel

Rate
7 /room

Size & Units ADT
105 rooms 735

AM
PM
% Split IN OUT % Split
IN OUT
8% 0.4 0.6 24 36 9% 0.6 0.4 40 26

Source: SANDAG Brief Guide of Vehicular Traffic Generation Rates for the San Diego Region, April 2002.
ADT-Average Daily Traffic; Split-percent inbound and outbound.

Table IV.L-6. Existing + Project Intersection Level of Service
Intersection and
(Analysis)1
1) Oceanside Blvd at
Coast Hwy (S)
2) Oceanside Blvd at
Ditmar St (S)
3) Oceanside Blvd at
Project Dwy (U)
4) Oceanside Blvd at
Vine St (S)
5) Oceanside Blvd. at
I-5 SB Ramps (S)
6) Oceanside Blvd. at
I-5 NB Ramps (S)

Movement
All
All
All
All
EB L
EB L
All
All
All
All
All
All

Peak
Hour
AM
PM
AM
PM
AM
PM
AM
PM
AM
PM
AM
PM

Existing
Delay2
LOS3
18.8
B
28.0
C
13.2
B
11.6
B
DNE
NA
DNE
NA
20.8
C
15.3
B
35.6
D
34.6
C
32.1
C
42.2
D

Delay2
18.9
28.1
13.2
11.6
8.5
8.9
21.8
15.7
36.1
36.7
32.7
42.9

Existing + Project
LOS3
Delta4
B
0.1
C
0.1
B
0.0
B
0.0
A
NA
A
NA
C
1.0
B
0.4
D
0.5
D
2.1
C
0.6
D
0.7

Sig5
No
No
No
No
No
No
No
No
No
No
No
No

Notes: 1) Intersection Analysis - S - signalized, U - Unsignalized; 2) HCM - Highway Capacity Manual delay in seconds
3) Level of Service; 4) Delta is the increase in delay from project. 5) Significant Impact? (yes or no). DNE: Does Not Exist. NA: Not Applicable

Table IV.L-7. Existing + Project ADT Volumes and Level of Service
Segment

Classification
(as built)

Existing
Daily LOS E
V/C
Volume Capacity

Project
Existing + Project
Daily
Daily
LOS E
Change Direct
LOS
V/C LOS
Volume Volume Capacity
in V/C Impact?

Oceanside Boulevard
From Coast Highway to I-5 Secondary Collector (4U,NP) 16,871 25,000 0.675 C
735
17,606 25,000
Notes: Classification (as built): 4U NP = 4 lane undivided roadway with no parking. Daily volumes is a 24 hour volume.
LOS: Level of Service. V/C: Volume to Capacity ratio.
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0.704

C

0.029

No

Table IV.L-8. Existing + Cumulative Intersection Level of Service
Intersection and
(Analysis)1
1) Oceanside Blvd at
Coast Hwy (S)
2) Oceanside Blvd at
Ditmar St (S)
3) Oceanside Blvd at
Project Dwy (U)
4) Oceanside Blvd at
Vine St (S)
5) Oceanside Blvd. at
I-5 SB Ramps (S)
6) Oceanside Blvd. at
I-5 NB Ramps (S)

Movement
All
All
All
All
EB L
EB L
All
All
All
All
All
All

Peak
Hour
AM
PM
AM
PM
AM
PM
AM
PM
AM
PM
AM
PM

Existing
Delay2
LOS3
18.8
B
28.0
C
13.2
B
11.6
B
DNE
NA
DNE
NA
20.8
C
15.3
B
35.6
D
34.6
C
32.1
C
42.2
D

Existing + Cumulative
Delay2
LOS3
19.2
B
30.2
C
13.2
B
11.7
B
DNE
NA
DNE
NA
22.3
C
16.2
B
35.8
D
40.5
D
32.9
C
45.6
D

Notes: 1) Intersection Analysis - S - signalized, U - Unsignalized; 2) HCM - Highway Capacity Manual delay in seconds
3) Level of Service; DNE - Does not exist; NA - Not applicable

Table IV.L-9. Existing + Cumulative ADT Volumes and Level of Service
Classification
(as built)

Segment

Existing
Cumulative
Existing + Cumulative
Daily
LOS E
Daily
Daily
LOS E
V/C LOS
V/C LOS
Volume Volume Capacity
Volume Capacity

Oceanside Boulevard
From Coast Highway to I-5 Secondary Collector (4U,NP) 16,871 25,000 0.675 C
1,806
18,677
25,000
Notes: Classification (as built): 4U NP = 4 lane undivided roadway with no parking. Daily volumes is a 24 hour volume.
LOS: Level of Service. V/C: Volume to Capacity ratio.

0.747

D

Table IV.L-10. Existing + Cumulative + Project Intersection Level of Service
Intersection and
(Analysis)1
1) Oceanside Blvd at
Coast Hwy (S)
2) Oceanside Blvd at
Ditmar St (S)
3) Oceanside Blvd at
Project Dwy (U)
4) Oceanside Blvd at
Vine St (S)
5) Oceanside Blvd. at
I-5 SB Ramps (S)
6) Oceanside Blvd. at
I-5 NB Ramps (S)

Movement Peak
Hour
All
AM
All
PM
All
AM
All
PM
EB L
AM
EB L
PM
All
AM
All
PM
All
AM
All
PM
All
AM
All
PM

Existing + Cumulative
Delay2
LOS3
19.2
B
30.2
C
13.2
B
11.7
B
DNE
NA
DNE
NA
22.3
C
16.2
B
35.8
D
40.5
D
32.9
C
45.6
D

Delay2
19.3
30.3
13.2
11.7
8.6
9.1
23.2
16.6
36.2
41.2
33.0
47.5

Existing + Cumulative + Project
LOS3
Delta4
Cumulative Impact5
B
0.1
No
C
0.1
No
B
0.0
No
B
0.0
No
A
NA
No
A
NA
No
C
0.9
No
B
0.4
No
D
0.4
No
D
0.7
No
C
0.1
No
D
1.9
No

Notes: 1) Intersection Analysis - S - signalized, U - Unsignalized; 2) HCM - Highway Capacity Manual delay in seconds
3) Level of Service; 4) Delta is the increase in delay from project. 5) Cumulative Impact? (yes or no). DNE: Does Not Exist. NA: Not Applicable
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Table IV.L-11. Existing + Cumulative + Project ADT Volumes and Level of Service
Classification
(as built)

Segment

Project
Existing + Cumulative
Existing + Cumulative + Project
Daily LOS E
Daily
Daily LOS E
Change Cumulative
V/C LOS
V/C LOS
Volumes Volume Capacity
Volume Capacity
in V/C Impact?

Oceanside Boulevard
From Coast Highway to I-5 Secondary Collector (4U,NP) 18,677 25,000 0.747 D
735
19,412 25,000 0.776
Notes: Classification (as built): 4U NP = 4 lane undivided roadway with no parking. Daily volumes is a 24 hour volume.
LOS: Level of Service. V/C: Volume to Capacity ratio.

D

0.029

No

Table IV.L-12 Horizon Year Intersection Level of Service
Intersection and
(Analysis)1
1) Oceanside Blvd at
Coast Hwy (S)
2) Oceanside Blvd at
Ditmar St (S)
3) Oceanside Blvd at
Project Dwy (U)
4) Oceanside Blvd at
Vine St (S)
5) Oceanside Blvd. at
I-5 SB Ramps (S)
6) Oceanside Blvd. at
I-5 NB Ramps (S)

Movement
All
All
All
All
EB L
EB L
All
All
All
All
All
All

Peak
Hour
AM
PM
AM
PM
AM
PM
AM
PM
AM
PM
AM
PM

Horizon Year
Delay
20.4
38.9
13.4
11.9
DNE
DNE
27.8
21.2
50.5
63.5
45.8
80.2

2

LOS3
C
D
B
B
NA
NA
C
C
D
E
D
F

Notes: 1) Intersection Analysis - S - signalized, U - Unsignalized; 2) HCM - Highway Capacity Manual delay in seconds
3) Level of Service; DNE - Does not exist; NA - Not applicable

Table IV.L-13. Horizon Year ADT and Level of Service
Segment

Classification
(as built)

Daily
Volume

Horion Year
LOS E
Capacity

V/C

Oceanside Boulevard
From Coast Highway to I-5 Secondary Collector (4U,NP)
21,100
25,000
0.844
Notes: Classification (as built): 4U NP = 4 lane undivided roadway with no parking. Daily volumes is a 24 hour volume.
LOS: Level of Service. V/C: Volume to Capacity ratio.

SOURCE OF ALL TABLES: LOS ENGINEERING, 2016
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IV.M UTILITIES AND SERVICE SYSTEMS

IV.M-1

Environmental Setting

Water Service.
The City of Oceanside’s Water Utilities Department is responsible for obtaining water,
including purchasing water from the San Diego County Water Authority and delivering it
throughout the City for domestic, commercial, irrigation, and fire protection purposes.
Currently, no water is available on-site, but water is supplied to existing developments
surrounding the project area. The closest water utility to the project site is an existing
14-inch diameter water line, located along Oceanside Boulevard.
Wastewater Collection.
The City of Oceanside’s Wastewater Division collects, treats and disposes of all of the
City’s sewage at two separate treatment plants. The project is located west of Interstate
5, and will be serviced by the La Salina Wastewater Treatment Plant. At this time there
are no wastewater lines to the project site. The closest wastewater infrastructure to the
site includes one 10-inch diameter and two 24-inch diameter force-mains in Oceanside
Boulevard, which pump sewage uphill. There is no gravity main sewer in Oceanside
Boulevard.
Solid Waste Disposal Service.
Waste Management of North County services the entire City of Oceanside. Trash,
recyclables, and green waste are normally picked up weekly. Pickup services can
occur more frequently, if needed. Waste is presently taken to the El Sobrante Landfill, a
privately-operated facility in southern Riverside County. The landfill is projected to be
open to accept waste until 2030, based on existing capacity, amounts of waste
presently arriving, and future estimates of waste arriving.

IV.M-2

Regulatory Setting

Federal Water Pollution Control Act (Clean Water Act)
The Clean Water Act is the principal federal law for the regulation of water quality. The
Act includes water quality standards, discharge limitations, and required permits. The
Clean Water Act establishes regulatory requirements for potable water supplies,
including raw and treated water quality criteria.
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Federal Safe Drinking Water Act
Under this Act, the federal Environmental Protection Agency sets standards for
contaminants in drinking water supplies. The California Department of Health Services
has primary enforcement responsibility of the Federal Safe Drinking Water Act in
California.
California Porter-Cologne Water Quality Control Act.
This legislation establishes the responsibilities and authorities of the state’s nine
Regional Water Quality Control Boards and the State Water Resources Control Board.
In California, all surface waters and groundwater are considered to be “Waters of the
State’ under this Act. Under this Act, a Water Quality Control Plan for the San Diego
Basin was prepared (San Diego Basin – Region 9; see Chapter IV.H, Hydrology and
Water Quality).
California Integrated Waste Management Board
The California Integrated Waste Management Board policies require local governments
to prepare a Source Reduction and Recycling Element in its Solid Waste Management
Plan. That Element calls for integration of solid waste management, to include such
processes as source reduction, reuse, recycling and composting before landfill disposal.

IV.M-3

Thresholds of Significance

Per Appendix G of the CEQA Guidelines, impacts to utilities and service systems would
be considered significant if the project would:
a. Exceed wastewater treatment requirements of the applicable Regional Water
Quality Control Board;
b. Require or result in the construction of new storm water drainage facilities or
expansion of existing facilities, the construction of which could cause significant
environmental effects;
c. Require or result in the construction of new water or wastewater treatment
facilities or expansion of existing facilities, the construction of which could cause
significant environmental effects;
d. Have insufficient water supplies available to serve the project from existing
entitlements and resources, without the need for new or expanded entitlements;
e. Result in a determination by the wastewater treatment provider which serves or
will serve the project that it has inadequate capacity to serve the project in
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addition to the provider’s existing commitments;
f. Be served by a landfill which does not have sufficient capacity to accommodate
the project’s solid waste disposal needs; or
g. Does not comply with federal, state, and local statutes and regulations related to
solid waste.

IV.M-4

Project Impacts

For each significance threshold, impacts are analyzed based on the detail available as
part of the Development Plan as described in Chapter III, Project Description, of this
EIR.
a. Exceed wastewater treatment requirements of the applicable Regional Water
Quality Control Board;
The project is proposing to install an 8-inch gravity sewer main along Oceanside
Boulevard. This line would connect to the proposed public lift station which has been
approved adjacent to the site. It would ultimately discharge into the force mains in the
roadway. Wastewater treatment would be required by law to comply with all applicable
RWQCB regulations. Impacts would be less than significant.
b. Require or result in the construction of new storm water drainage facilities or
expansion of existing facilities, the construction of which could cause significant
environmental effects;
Hydrology and water quality are discussed above in Section IV.H, Hydrology and Water
Quality, of this EIR. Only on-site stormwater collection facilities are necessary and no
construction or expansion of offsite facilities would be required. No significant
environmental effects would occur.
c.

Require or result in the construction of new water or wastewater treatment
facilities or expansion of existing facilities, the construction of which could cause
significant environmental effects;

Water Service
The proposed project would connect to the existing 14-inch water line in Oceanside
Boulevard. An 8-inch diameter fire main is proposed to service onsite sprinklers and a
fire hydrant, and there would be one domestic connection and one irrigation connection
to the existing 14-inch diameter line.

IV.M-3
Fairfield Inn & Suites
Utilities and Service Systems

Wastewater Service
The project’s 8-inch diameter gravity sewer line would be installed along Oceanside
Boulevard and .connect to the future lift station. From that point, it would discharge into
the existing main(s) in the roadway. As noted above, wastewater would ultimately be
treated at the La Salina Wastewater Treatment Plant and no new facilities or expansion
of facilities would be required.
The required onsite water and wastewater facilities are included as part of the project
and have been analyzed as part of this EIR, within Chapter IV.H (Hydrology/Water
Quality) Therefore, no significant impacts would occur.
d. Have insufficient water supplies available to serve the project from existing
entitlements and resources, without the need for new or expanded entitlements;
There are sufficient water supplies available, and the
construction or expansion of facilities that would cause
impacts. The existing 14-inch diameter line in Oceanside
capacity and pressure to serve the proposed project. No
effects would occur.

project will not require
significant environmental
Boulevard has sufficient
significant environmental

e. Result in a determination by the wastewater treatment provider which serves or
will serve the project that it has inadequate capacity to serve the project in
addition to the provider’s existing commitment;
There is sufficient capacity for wastewater, and the project will not require construction
or expansion of facilities that would cause significant environmental impacts. No
significant environmental effects would occur.
f. Be served by a landfill which does not have sufficient capacity to accommodate
the project’s solid waste disposal needs;
Waste Management of North County services the entire City of Oceanside. At this time
it moves trash to the El Sobrante Landfill in Riverside County, projected to remain open
until 2030. Other landfills in southern California also have future capacity. Impacts
would be less than significant.
g. Not comply with federal, state, and local statutes and regulations related to solid
waste.
The project design has incorporated all federal, state, and City of Oceanside
requirements for the handling of solid waste. Impacts would be less than significant.
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IV.M-5

Mitigation

The project does not result in significant impacts to utilities or service systems; no
mitigation measures are required.

IV.M-6

Level of Significance After Mitigation

Impacts would be less than significant.
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V.

OTHER ENVIRONMENTAL CONSIDERATIONS

V.A.

SIGNIFICANT IRREVERSIBLE AND IRRETRIEVABLE COMMITMENT OF
RESOURCES

In accordance with CEQA Guidelines Section 15126.2(c), an EIR must identify any
significant irreversible environmental changes that would be caused by the proposed
project. Irreversible environmental changes may include current or future commitments
to the use of non-renewable resources or secondary growth-inducing impacts that
commit future generations to similar uses. Growth-inducing impacts are discussed
below.
Construction and operation of the project would contribute to the depletion of
resources, including renewable and non-renewable resources. Resources such as
timber used in building construction, are generally considered renewable resources,
and would be replenished over the lifetime of the project. Non-renewable resources,
such as natural gas, petroleum products, steel, copper, and other materials are
typically considered to be in finite supply and would not be replenished over the lifeline
of the project.
The demand for all such resources is expected to increase regardless of whether the
project is developed. According to the San Diego Association of Governments, over
one million people would be added to the San Diego region by 2050
(http://www.sandag.org/uploads/projectid/projectid_355_10794.pdf). If the resources are not
consumed by this project, these resources would likely be committed to other projects
in the region.
V.B.

GROWTH-INDUCING IMPACTS

CEQA Guidelines require that an EIR discuss ways in which the proposed development
could foster economic or population growth, or the construction of additional housing,
either directly or indirectly, in the surrounding environment. Increases in the population
may further tax existing community service facilities, so consideration must be given to
this impact. The EIR must discuss development characteristics which may encourage
or facilitate other activities that could significantly affect the environment, either
individually or cumulatively.
The project is proposing a Hotel use which is typically not considered to be growthinducing.
The project is an infill site that would not require a significant off-site
extension of infrastructure, as it will access existing water, sewer, and utility lines. The
infrastructure and improvements required for the development would not be expected to
encourage additional growth in the vicinity as this portion of the City is largely built out
and it is intended to accommodate transient visitors to the City, rather than provide
permanent housing.
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V.C.

CUMULATIVE IMPACTS

The CEQA Guidelines define cumulative impacts as two or more individual effects,
which, when considered together are considerable, or which compound or increase
other environmental impacts. Cumulative impacts can result from individually minor but
collectively significant development taking place over a period of time (CEQA
Guidelines, Section 15355). The cumulative impact of the development is the change in
the environment which results from the incremental impact of the development when
added to other closely related past, present, and reasonably foreseeable future
developments.
Four approved, pending, or planned projects are located within the vicinity of the
proposed project and were considered in the analysis of cumulative effects (Figure V-1
and Table V-1). These cumulative projects consist of a mix of residential, civic
improvement, and commercial developments:
1. El Corazon Specific Plan (SCH # 1998091006). This is an approved mixed-use
project on a 435-acre parcel at the northeastern corner of the intersection of
Oceanside Boulevard and El Camino Real.
2. Vine Street Multi-Family Residential Project (GPA 15-00002; ZA 15-0004; CUP
15-00007; T-15-00005). This is an approved 58-unit attached townhome project
on a 6.31 acre parcel at the northwest corner of the intersection of Oceanside
Boulevard and Vine Street.
3. Morse Street Townhomes (D-13-00004, RC13-00003, CUP 13-00009, T1300008). This is an approved 38-unit residential townhome development on a 2.3acre parcel at the northeast corner of South Coast Highway and Morse Street.
4. Breeze Luxury Apartments (Tentative Parcel Map, Development Plan,
Conditional Use Permit, Regular Coastal Permit). This is a proposed 90-unit
residential development, located in a three-story structure over a two-level
basement parking garage. It is located along Oceanside Boulevard, adjacent to
the Oceanview Cemetery to the west at Ditmar and Godfrey Streets, past the
current cul-de-sac at the southeastern end of South Nevada Street.
The individual and cumulative impacts of Developments 1 – 3 have been evaluated in
other CEQA documents, which are on file with the City of Oceanside’s Planning
Division. An application for Development 4 was submitted in October of 2016, and that
project will be subject to future CEQA review. A summary of the cumulative projects
impacts is presented in Table V-2.
Additionally, as noted in Chapter IV.L, Transportation and Traffic, the City is currently
preparing a programmatic EIR for the Coast Highway Corridor to allow staff to evaluate
the potential impacts of modifying Coast Highway to a two-lane roadway in regard to
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driving travel time and speed along the corridor. As this is a long-range planning effort,
no data are available at the current time to include in this quantitative cumulative
analysis.
As described throughout this EIR, the project would not result in significant impacts to
aesthetics, hazards/hazardous materials, hydrology/water quality, land use,
population/housing, public services, or utilities and service systems. Thus it would not
contribute to cumulative impacts with regard to these issues. Impacts analyzed for
cumulative effects include:
Air Quality. Air quality impacts associated with the long-term buildout of the El Corazon
Specific Plan Area were determined to be significant and unmitigated. The other
reasonably foreseeable projects were not determined to result in significant impacts and
are either not expected to be under construction simultaneously with the hotel project,
or are considerably distant from the project site. The project incorporates mitigation
measures to reduce potential short-term (construction) health risk impacts to below a
level of significance (Chapter IV.B, Air Quality) and cumulatively considerable impacts
would not be expected from daily construction activities.
While project operations would comply with the Regional Air Quality Strategy (RAQS)
and the State Implementation Plan (SIP), the proposed project would add vehicular trips
resulting in a significant cumulative traffic impact to the I-5/Oceanside Boulevard
interchange during Horizon Year conditions. It should be noted that this condition would
still occur if the project is not built. Nonetheless, no cumulatively considerable impacts
to air quality would occur.
Biological Resources. The El Corazon project would result in the loss of 183.9 acres of
non-native grassland, 0.06 acre of Diegan coastal sage scrub, 0.01 acre of disturbed
Diegan coastal sage scrub, 0.12 acre of willow riparian, 0.25 acre of mulefat scrub, and
3.6 acres of open water. The Morse Street and Vine Street projects would not result in
the loss of any habitat, and would incorporate mitigation measures to avoid potential
adverse effects to nesting birds. The proposed project would result in the loss of 0.45
acre of coastal sage scrub and 1.43 acre of non-native grassland, and would
incorporate mitigation measures to reduce this impact to below a level of significance.
The mitigation would be achieved in compliance with the City’s Subarea Plan, which
assumes the loss of habitat both inside and outside the Wildlife Corridor Planning Zone.
Thus the project’s incremental loss would not be considered cumulatively significant. No
cumulatively considerable impacts to biological resources would occur.
Cultural and Paleontological Resources. The cumulative projects El Corazon, Morse
Street, Vine Street, and proposed project include mitigation measures to ensure that
any subsurface cultural or paleontological resources encountered during project grading
will be properly recovered and curated. It is expected that the proposed Breeze
Apartments would be required to incorporate the same measures, and thus no
cumulative impacts to cultural or paleontological resources would occur.
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Geology/Soils. All four projects are required to comply with the design features and/ or
mitigation measures set forth in site-specific geotechnical and stormwater studies. It is
anticipated that the Breeze Apartments would also meet these requirements, and thus
no cumulatively considerable impacts to geology and soils would occur.
Traffic. Traffic impacts associated with the Morse Street and Vine Street projects were
found to be less than significant. Impacts associated with buildout of the El Corazon
Specific Plan were determined significant and unmitigable. As noted above, the
proposed hotel project would not result in direct traffic impacts, but significant impacts
were identified under the Horizon Year scenario. As discussed in Chapter L
Transportation and Traffic, it is not physically feasible to improve the freeway
interchange to reduce these effects, which would occur in the Horizon Year with or
without the hotel project. Thus this impact would remain unmitigated during the
project’s operation, but as noted above, this condition would exist without the project as
well. No cumulatively considerable impacts to traffic would occur.
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Table V-1. Cumulative Projects
Project
Name
El Corazon

Description

Status

Unit Count

Total
Square
Footage

Uses

Total
Site
Area

Zoning/ General Plan
Designation

Mixed use

Approved;
portions
developed

N/A

To be
determined as
project is built
out

Parks, open
space, public
land uses;
commercial uses

435 ac

Specific Plan

Morse Street
Townhomes

Residential
townhome
development

Approved but
not yet under
construction

38 units in 10
buildings

64,518

Residential

2.3 ac

R-3 (Medium Density
Residential/ UHD-R
(Urban High Density
Residential). LCP
Designation H-U (High
Density Residential

Vine Street
Collection

Multi-family
residential
planned
development

Approved but
not yet under
construction

58 attached
townhomes in
7 buildings

89,918

Residential

6.31 ac

CR (Commercial
Recreation)/GC (General
Commercial

Breeze
Apartments

Multi-family
residential

Application on
file.

90 units

Unknown

Residential

2.66 ac

R-3/Urban High Density
Residential
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Table V-2. Cumulative Project Impacts
El Corazon

Morse Street
Townhomes
Less than significant
or no impact

Vine Street Multi-Family
Less than significant
or no impact

Breeze Apartments

Aesthetics

Less than significant
with mitigation

Agricultural & Forestry
Resources

No impact

Less than significant
or no impact

No impact

To be determined

No impact

Air Quality

Significant and
unmitigated

Less than significant
or no impact

Less than significant

To be determined

Less than significant
with mitigation

Biological Resources

Significant

Less than significant
with mitigation

Less than significant
with mitigation

To be determined

Less than significant
with mitigation

Cultural &
Paleontological
Resources
Geology & Soils

Less than significant
with mitigation

Less than significant
with mitigation

Less than significant
with mitigation

To be determined

Less than significant
with mitigation

Less than significant
with mitigation

Less than significant
or no impact

Less than significant
or no impact

To be determined

Less than significant
with mitigation

Greenhouse Gases

Significant cumulative
impact

Less than significant

Less than significant

To be determined

Less than significant

Hazards & Hazardous
Materials

Less than significant

Less than significant
or no impact

Less than significant
or no impact

To be determined

No impact

Hydrology & Water
Quality

Less than significant
with mitigation

Less than significant
or no impact

Less than significant
or no impact

To be determined

No impact

Land Use & Planning

Less than significant

No impact

Less than significant
or no impact

To be determined

No impact
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To be determined

Fairfield Inn &
Suites
Less than significant
or no impact

El Corazon
Mineral Resources

No impact

Morse Street
Townhomes
No impact

Noise

Less than significant
with mitigation

Less than significant
with mitigation

Population & Housing

Not analyzed

Public Services

Vine Street Multi-Family
No impact

To be determined

Fairfield Inn &
Suites
No impact

Less than significant
or no impact

To be determined

Less than significant

Less than significant
or no impact

Less than significant
or no impact

To be determined

No impact

Less than significant

Less than significant

Less than significant

To be determined

Less than significant

Recreation

Not analyzed

Less than significant

Less than significant

To be determined

No impact

Transportation &
Traffic

Significant and
unmitigated

Less than significant
or no impact

Less than significant
or no impact

To be determined

Utilities & Service
Systems

Less than significant

Less than significant

Less than significant

To be determined

Significant and
unmitigated (Horizon
Year)
Less than significant

Mandatory Findings of
Significance

Less than significant
with mitigation

Less than significant
with mitigation

Less than significant
with mitigation

To be determined
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Breeze Apartments

Less than significant
with mitigation
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VI.

ALTERNATIVES TO THE PROPOSED PROJECT

CEQA Guidelines Section 15126.6(d) requires the discussion of a No Project Alternative
as well as “reasonable alternatives to the project…which could feasibly obtain the basic
objectives of the project….” The discussion must focus on alternatives capable of
eliminating significant adverse impacts or reducing some impacts to below a level of
significance. The discussion of alternatives need not be exhaustive and is subject to
the “rule of reason.” The key issue is whether the selection of alternatives fosters
informed decision-making and informed public participation.
Under CEQA, the discussion of alternatives to a proposed action takes on particular
significance if the EIR concludes there are significant adverse environmental impacts
that are not avoided or reduced below a level of significance. As stated in CEQA
Section 21002:
“[It] is the policy of the state that public agencies should not approve
projects as proposed if there are feasible alternatives or mitigation
measures available which would substantially lessen the significant
environmental effects of such projects…. The legislature further finds and
declares that in the event specific economic, social, or other conditions
make infeasible such project alternatives or mitigation measures, individual
projects may be approved in spite of one or more significant effects
thereof.” [emphasis added]
The proposed Fairfield Inn & Suites project would result in significant impacts to
air quality (short term), biological resources, cultural and paleontological
resources, geology/soils, and traffic. With the exception of traffic under the
Horizon Year Scenario, all impacts would be reduced to below a level of
significance.
VI.A.

ALTERNATIVES CONSIDERED BUT REJECTED

Alternative Sites. Comments were received during the NOP review period regarding
moving the project to an alternative location, perhaps one that might have a General
Plan Land Use designation of General Commercial, with existing but inactive
development. The project is seeking to provide a visitor serving hotel use west of the I5 freeway consistent with Section 2.42 of the General Plan Land Use Element with easy
freeway and public transit access. No parcels have been identified in this area to
achieve the project’s objectives, and no other parcels are within the applicant’s
ownership. Even if the project were built on another site, it would still create air quality
and Horizon Year traffic impacts, similar to those of the proposed project. For these
reasons, this alternative has not been further considered and has been rejected per
CEQA Guidelines Section 15126.6(f)(1 and 2).
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Reduced Project. The project as presently proposed is a Reduced Project which was
scaled back from the project originally proposed due to concerns raised both by the City
of Oceanside and the public during the planning and scoping processes. While the
original project proposed three stories rather than a combination of three and four
stories, it would have required greater grading quantities and larger retaining walls. The
principal differences between the original project and the currently proposed project are
as follows:
Original Project
Number of Units
Number of Parking Spaces
Maximum Building Height
Cut**
Fill**
Export
Maximum Height of Walls
Site Landscaping

105 rooms
105
42.5 feet
45,000 cu yds
3,600 cu yds
37,736 cu yds
37 feet
40%

Proposed
Project
99 rooms
99
46 feet
35,700 cu yds
4,600 cu yds
31,100 cu yds
17.5 feet
51%

(Reduced)

** Cut/fill totals for original project include 11,300 cu yds of remedial grading
Thus, the currently proposed project represents a Reduced Project which reduce the
impacts of the original project and further analysis is not required per CEQA
Guidelines Section 15126.6(f)(1).
VI.B.

NO DEVELOPMENT ALTERNATIVE

The No Project Alternative assumes that the project site would not be developed and
would leave the land in its present, vacant condition. While this alternative essentially
maintains the physical status quo on-site, it is not necessarily feasible or
environmentally superior. On a comparative basis, the No Project Alternative would
result in the following impacts:
Air Quality. No changes to air quality would occur, as the site would remain in its
existing condition.
Biological Resources. No impacts to biological resources would occur.
Cultural Resources. No impacts to cultural resources would occur.
Geology/Soils. No impacts would occur.
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Noise. Because the site would remain in its existing vacant condition, no new noise
impacts would occur.
Transportation/Traffic. No additional traffic would be generated, but significant and
unmitigated Horizon Year impacts to the Oceanside Boulevard/I-5 Interchange would
still occur.
This alternative would not meet any of the basic objectives of the proposed project and
therefore has been rejected.
VI.C.

RESIDENTIAL ALTERNATIVE (NO GPA)

If the project site was built under the existing General Plan and Zoning classifications
(single-family residential), the allowable density would range from 3.6 – 5.9 du/a).
Based on 2.3 acres minus 0.2 acres of “undevelopable” steep slopes, this would
theoretically allow 7 units at base density up to a maximum of 12 units, although design
findings would be necessary to go above the base density.
Access would likely be via Oceanside Boulevard. The proposed project briefly
evaluated an alternative access through the City’s pump station site to the east, but it
was determined that the road grade would have been well above 20% to get the site
plan elevation down to connect to the access road. While access from Eucalyptus
Street to the north has not been assessed, based on the existing steep gradient
differential, access from this point would not be feasible as well. Due to access
limitations and likely on-site road design constraints, it might not be possible to build the
site at the base density.
Air Quality & Greenhouse Gas. Temporary impacts related to grading emissions could
possibly be reduced. This would largely depend on the access and grade constraints
noted above.
Biological Resources. If the entire site were graded, impacts would be the same as
under the proposed project (significant but mitigable).
Cultural/Paleontological Resources. Impacts would be the same as under the proposed
project (significant but mitigable).
Geology/Soils. Impacts would likely be reduced, and the proposed tie-backs would not
be needed and all or some of the retaining walls could be eliminated. Other
geotechnical and soils issues would still require remedial measures based on site
design.
Noise. Similar impacts would be expected during the construction phase. Noise levels
generated by traffic from this alternative would be lower, but the effects of existing traffic
noise from I-5 and Oceanside Boulevard would remain and would be more difficult to
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fully mitigate, particularly for exterior noise levels.
Traffic. Based on the density range, this alternative would generate between 70 and
120 ADT, a significant decrease from that of the proposed project (735 ADT). As noted
in Chapter IV.L (Traffic), cumulative impacts to the I-5 interchanges would still be
significant and unmitigable under the Horizon Year scenario without the proposed
project. This alternative would also have the same long-term unmitigated impact.
While this alternative would allow the site to be developed in conformance with the
existing land use and zoning designations, it would not comply with the Land Use
Element’s specific policies related to commercial projects along the I-5 corridor. It
would not meet any of the project objectives. Due to the presence of nearby
commercial uses and proximity to the freeway, it would not provide an attractive location
for new single-family development. Additionally, while this alternative could reduce or
avoid some of the project’s adverse effects, with the exception of Horizon Year traffic,
all impacts associated with the project can be fully mitigated. Thus, this alternative is
not considered environmentally superior. For these reasons, it has been rejected.
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VII.

EFFECTS FOUND NOT TO BE SIGNIFICANT

The foregoing analyses include all issues determined in the scoping process to be
potentially significant for the proposed project by the City of Oceanside. These issues
include aesthetics, air quality, biological resources, cultural resources, geology/soils,
greenhouse gas emissions, hazards, hydrology/water quality, land use, noise, public
services, traffic, and utilities systems. Of these, aesthetics, greenhouse gas emissions,
hazards, hydrology/water quality, land use, noise, public services, and utilities systems
were not found to be significant.
Issues not addressed in this EIR because they were found not to be significant in the
initial scoping process and Initial Study included agricultural resources, mineral
resources, population and housing, and recreation.
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VIII. UNAVOIDABLE SIGNIFICANT IMPACTS

As detailed in Chapter IV, potentially significant impacts would include those to air
quality, biological resources, cultural and paleontological resources, geology/soils, and
traffic. With the exception of traffic, the project includes measures to fully mitigate all of
these to below a level of significance. Traffic impacts would remain significant and
unmitigated at the I-5/Oceanside Boulevard exchange under the Horizon Year, although
this condition would occur with or without the project.
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IX.

PERSONS, ORGANIZATIONS, AND AGENCIES CONSULTED

The following lists firms and individuals who were responsible for the contents of this
Draft Environmental Impact Report (DEIR).
Lead Agency
City of Oceanside
Development Services Department
300 North Coast Highway
Oceanside, California 92054
Jeff Hunt, City Planner
Sergio Madera, Senior Planner
John Amberson, Transportation Planner
Environmental Analysis
REC Consultants
2442 Second Avenue
San Diego, California 92101
Marcia Adams, Senior Environmental Project Manager
Hanna Gbeh, Senior Environmental Science Project Manager
Rayna del Rosario, Environmental Analyst
Mauro Guevara, Associate Environmental Analyst
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