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THE VILLAS AT MISSION SAN LUIS REY PROJECT
FINAL MITIGATED NEGATIVE DECLARATION
FINAL MND PROCESS AND FINAL MND CONTENTS
The City of Oceanside, acting as Lead Agency for the California Environmental Quality Act
(CEQA) documentation, released a Draft MND for the Villas at Mission San Luis Rey Project, an
assisted-living retirement center providing independent, assisted living and memory care facilities,
for public review. The Draft MND, along with a Notice of Intent (NOI) to Adopt an MND, was posted
at the State Clearing House under number 2017111035 and circulated to various agencies,
organizations and individuals for the required 30-day public review period from November 13,
2017 to December 12, 2017.
No comment letters were received on the Draft MND. As a result, no changes to the Draft MND were
required for this Final MND.
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INTRODUCTION
CALIFORNIA ENVIRONMENTAL QUALITY ACT COMPLIANCE

In accordance with the California Environmental Quality Act (CEQA) (Public Resources Code
§21000 et seq.) and its Guidelines (California Code of Regulations §15000 et seq.), this Initial
Study (IS) has been prepared as documentation for a Mitigated Negative Declaration (MND) for
the Villas at Mission San Luis Rey Project. The project site is located within, the City of Oceanside
(City) which is the lead agency for the proposed project.
The purpose of this MND and the Initial Study is to determine the potential significant impacts
associated with the construction and operation of the proposed Villas at Mission San Luis Rey
development, and incorporate mitigation measures into the project design as necessary to reduce
or eliminate the significant or potentially significant effects of the project.
Because the proposed project fits into the definition of a “project” under Public Resources Code
Section 21065 requiring discretionary approvals by the City and because it could result in a
significant effect on the environment, the project is subject to CEQA review. The Initial Study
Checklist was prepared to determine the appropriate environmental document to satisfy CEQA
requirements: an Environmental Impact Report (EIR), an MND, or a Negative Declaration. As
provided for by CEQA Section 21064.5, an MND may be prepared for a project subject to CEQA
when the project will not result in significant environmental impacts that cannot be mitigated to a
level below significance. The City has determined that the analysis in this MND and Initial Study
supports the conclusion that the project would not result in significant environmental impacts with
the incorporation of mitigation measures; therefore, an MND has been prepared. This finding is
based on the Initial Study Environmental Checklist and support environmental analysis included
in Section 4.0 of this MND.

OTHER AGENCIES THAT MAY USE THE MND AND INITIAL STUDY
Burke real Estate Group, Inc., the Project Applicant, will obtain all permits as required by law.
The City is the lead agency for this project. No other agencies have been identified that will need
to use this MND and Initial Study for issuance of permits or other project approvals.

CONTENT AND FORMAT OF THIS MND
The MND includes the following components:
•

Section 1.0, Introduction: Provides an introduction to the MND.

•

Section 2.0, Project Description: Provides a detailed project description of the proposed
project evaluated in this MND, including project location, project characteristics, and
construction activities.

•

Section 3.0, Findings: Provides findings that the project will not have a significant effect
on the environment and the rational supporting this finding.

•

Section 4.0, Initial Study/Environmental Checklist: This section includes the CEQA IS
Checklist, which provides standards to evaluate the potential for significant environmental
impacts from the proposed project, and is adapted from Appendix G of the CEQA
The Villas at Mission San Luis Rey Project
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Guidelines. The project is evaluated in 17 environmental issue categories to determine
whether the project’s environmental impacts would be significant in any category. An
evaluation is provided that further substantiates the project’s anticipated environmental
impacts in each category.
•

Section 5.0, Mitigation Monitoring and Reporting Program: Provides a list of, and
responsibility assignments for identified regulatory requirements (RR) and mitigation
measures (MM). This section also describes timing considerations for each RR and MM.

•

Section 6.0, Report Preparers: Provides a list of report preparation personnel.

•

Section 7.0, References: Provides bibliographic information related to resources used
during the document preparation.

PUBLIC REVIEW PROCESS
In accordance with CEQA, a good faith effort has been made during the preparation of this MND
to contact affected agencies, organizations, and persons who may have an interest in this project.
In reviewing the MND and Initial Study, affected public agencies and the interested public should
h a v e focused on the sufficiency of the document in identifying and analyzing the possible impacts
on the environment and ways in which the significant effects on the project area are proposed
to be avoided or mitigated.
This IS/MND was be circulated for 30 days for public and agency review, during which time
individuals and agencies were afforded the opportunity to submit comments on the adequacy of
the environmental review. Following the public review period, City’s Planning Commission will
decide whether to adopt the MND and approve the proposed project; the Oceanside Historic
Preservation Advisory Commission failed to make a recommendation to the City Council regarding
the project approvals requested.
Written comments on the MND and Initial Study were to be sent to the following by 5:00 p.m.,
December 12, 2017.
City of Oceanside 300 North Coast Highway
Oceanside, California 92054
Phone: (760) 435-3519
Fax: (760) 754-2958
Email: wramsey@ci.oceanside.ca.us
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PROJECT DESCRIPTION
PROJECT LOCATION

The project site is on the grounds of the Mission San Luis Rey de Francia located at 4050 Mission
Avenue in Oceanside, outside the Coastal Zone. The site is bound by Mission Avenue to the
south, the Mission View Manor and Mission View RV Storage to the west, a service road between
Peyri Drive and San Luis Rey Avenue to the north, and by the Lavanderia archeological site and
Mission grounds to the east. State Route 76 is located approximately 0.2 mile south of the project
site.
The project is located in the San Luis Rey, California United States Geological Survey (USGS) 7.5minute topographic quadrangle map. Figure 1 depicts the regional location and vicinity of the project
site. An aerial photograph of the project site and surrounding area is provided on Figure 2.

PROJECT BACKGROUND
Development on the project site is regulated by the City of Oceanside General Plan, zoning
regulations, and the Mission San Luis Rey de Francia Planned Development Plan. Because the
project site is outside the coastal zone, the project site is not subject to the regulations outlined in
the City’s Local Coastal Program (LCP).
The Mission San Luis Rey de Francia Planned Development Plan (PD Plan) was originally
approved by the City Council on October 1, 2003 by Ordinance No. 03-OR610-1. An amendment
to the PD Plan was approved by the Planning Commission on September 8, 2008 by Resolution
No. 2008-P53. The following uses were identified in the PD Plan: Contemplative Gardens, Friary,
Friars’ Garden, Cemetery Expansion, Maintenance Area, Existing Facilities, Community/
Educational / Institutional Use, Entry Monument, Retirement Center, Visitor Serving Commercial/
Lodging, Parking Expansion, Lavanderia and Interpretive Garden, Event Area, and Retreat Centers.
The proposed project represents the implementation of the land use designation established for
the site through the PD Plan. The area subject to this application is designated as Plan Area 9,
Retirement Center. All construction phases (i.e. grading, paving, and construction) of the
proposed project are anticipated to start in Summer 2018 and potentially be completed by late
2019 or early 2020.
Old Mission San Luis Rey, Inc. is the corporate entity consisting of the Mission Friars that owns
and operates Old Mission San Luis Rey. The Friars have been seeking a new developer to carry
the project forward to achieve the Franciscan fundamental ethic of caring for the elderly while
ensuring the fiscal sustainability of the Old Mission San Luis Rey property.
An earlier retirement center project was previously approved by the City in 2009 pursuant to
Planning Commission Resolution No. 2009-P36 (refer also to Oceanside Historic Preservation
Advisory Commission Resolution 2009-H02, Development Plan D-5-07 and Historic Permit H-207), permitting the development of a 4-story, 348,896 square foot (floor area), 235-unit Continuing
Care Retirement Community ("CCRC") containing 239 units with 439 beds and offering independent
living, assisted living, memory care, and skilled nursing services on the 8.01-acre site.
That 2009 project approval expired before any grading or building permits could be issued.
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Figure 1. Villas at Mission San Luis Rey – Project Vicinity
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Figure 2. Villas at Mission San Luis Rey – Aerial Photo of Site and Surrounding Area
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PROPOSED DEVELOPMENT
The proposed Villas at Mission San Luis Rey, a Residential Care Facility for the Elderly (RCFE),
requests City approval of a Development Plan and Historic Permit, on the same 8.01-acre site
within the Mission San Luis Rey grounds. The Villas project proposes an articulated two and
three-story building (108,380 square feet of building coverage and 242,022 square feet of floor
area) with a total of 222 senior living units. Of these units, 92 are independent living units, 105
are assisted living units, and 25 are Alzheimer/memory care units. There are a variety of common
outdoor recreation areas including interpretive landscaped courtyards, pedestrian walkways,
gardens, and a pool. The Villas has been designed to address all residents’ needs for enriched,
intellectual, physical and spiritual wellness.
The current project proposes a significant reduction in overall development intensity compared to
the previously approved project, including reductions in bed count (66.9%), unit count (7.7%),
building height (6 feet, 5 inches), and building area/floor area ratio (44.2%). These reductions
correlate directly to less building massing and improved view planes from adjacent properties.
The reduction in unit count and bed count translates to a lower resident and guest population
culminating in fewer vehicle trips and less impact on city utilities and utility infrastructure when
compared to the previous project. Table 1 provides a comparison of the 2009 and proposed
project.
Table 1. Comparison of 2009 and 2018 Projects
2009 Project

2018 Project

Independent Living (IL)

180

92

Assisted Living (AL)

44

105

Memory Care (MC)

15

25

Total All Units

239

222

Total Bed Count

439

263

4

2 and 3

46'

39'-7"

Land Area (SF)

348,916

348,916

Building Square Feet

348,896

242,022

Floor Area Ratio (F.A.R.)

100.0%

69.4%

Unit Mix

No. of Stories
Max Roof Height

The site design emulates the mission style architecture with plazas, arcades and water features
(Figure 3 and 4). Many of the prior site design elements previously approved by the City have
been incorporated into the current proposed plan. They include ingress and egress locations at
Mission Avenue, full vehicle circulation around the entire site perimeter, emergency
access/existing at the north end of the property to El Camino Real, and larger building setbacks.
The main access would be from Mission Avenue in the southeast of the project site with the main
entrance to the RCFE being on the east side of the structure. Service access would be from
southwest corner from Mission Avenue with loading and service areas on the west side of the
building (Figure 4).
The project proposes an outdoor pedestrian paseo that connects the campus together and
The Villas at Mission San Luis Rey Project
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provides fitness opportunities for residents and staff and connectivity to the Mission. This paseo
will pass through or alongside a variety of gardens, site furnishings, conversation spaces or
spaces designed for reflection, meditation and prayer. The entire loop will function as one
circulation/communication path and will offer a variety of different individual experiences designed
to oblige psychological, emotional, intellectual and spiritual needs.
The buildings have been designed in a Mission Bible style of architecture that will complement,
but not compete with the adjacent Old Mission San Luis Rey while meeting regional market
expectations. The building facade will feature traditional Mission style white stucco, with red
Mission style tile roofing (Figure 3). The program and design of The Villas will intentionally address
all resident's needs for enriched, intellectual, physical and spiritual wellness.
The interior of the residential care facility has been designed to incorporate three neighborhoods
and a central core:
Memory Care
The southern-most portion of the property (adjacent to Mission Avenue} will provide 25 Memory
Care units ranging in size from 320 square feet to 464 square feet. The memory care services
include 24-hour supervision, assistance with daily living activities, assistance with medication,
laundry, housekeeping, food services and group activities. The memory care services are
licensed by the State of California.
Assisted Living
Adjacent to memory care will be a 2-story Assisted Living neighborhood. There will be a total of
101 Assisted Living Units comprised of studios, one bedroom and two-bedroom suites ranging in
size from 425 square feet to 935 square feet. Services include 24-hour supervision, assistance
with daily living activities, assistance with medication, laundry, housekeeping, food services and
group activities. The Assisted Living services are licensed by the State of California.
Independent Living
The northern-most portion of the building will be the Independent Living neighborhood offering 92
one and two-bedroom suites on the first, second and third floors. The suites will range in size from
690 square feet to 1,185 square feet. Supportive services will be available to the Independent
Living residents and include a meal program, housekeeping, maintenance, security and full
access to The Villa's various amenities, activities and programs.
Central Core and Exterior
The central core of the building will provide many resident amenities including the main kitchen
that serves the Assisted Living and Independent Living Dining Rooms, a bistro with indoor and
outdoor seating, fitness room, swimming pool and spa, beauty salon, theater, lounges, arts and
crafts rooms and a technology center. Each neighborhood includes access to and views of
landscaped courtyards with water features. The exterior areas of the property will offer the
residents beautifully landscaped areas, a walking path, fountains and a putting green.
Table 2 provides information about the floor area devoted to each component of the facilities and
the configuration of the resident rooms by type.
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Figure 3. Proposed Project 3-D Views
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Figure 4. Proposed Project Site Plan
The Villas at Mission San Luis Rey Project
Final Initial Study

PROJECT DESCRIPTION

-10-

City of Oceanside, California

Table 2. Square Feet of Project Components
Gross Building Areas

SF

First Floor

107,369

Second Floor

98,405

Third Floor

36,248

Total Gross Building Area

242,022
Total By
Use

Common Area Calculations (sf)

1st
Floor

2nd
Floor

3rd
Floor

Administration

2,386

-

-

2,386

20,196

19,488

6,907

46,591

Circulation - Vertical

2,062

1,915

754

4,731

Dining

8,505

-

-

8,505

Kitchen

1,696

-

-

1,696

Lobby

1,740

-

-

1,740

Mechanical

1,586

188

66

1,840

Storage

3,640

3,536

760

7,936

11,090

10,844

335

22,269

1,304

398

54,205

36,369

Circulation

Resident Activity
Restrooms
Total

Unit

Unit Type

-

1,702

8,822

99,396

Beds

Units

Area
(sf)

Total
(sf)

AL-0A

ASSISTED LIVING - STUDIO

1

23

451

10,373

AL-0B

ASSISTED LIVING - STUDIO

1

36

425

15,300

AL-1A

ASSISTED LIVING - 1 BED

1

12

620

7,440

AL-1B

ASSISTED LIVING - 1 BED

1

14

683

9,562

AL-1C

ASSISTED LIVING - 1 BED

1

8

639

5,112

AL-1D

ASSISTED LIVING - 1 BED

1

4

666

2,664

AL-1E

ASSISTED LIVING - 1 BED

1

1

582

582

AL-1F

ASSISTED LIVING - 1 BED

1

1

648

648

A-2A

ASSISTED LIVING - 2 BED

2

6

935

5,610

IL-1A

INDEPENDENT LIVING - 1 BED

1

51

705

35,955

IL-1B

INDEPENDENT LIVING - 1 BED

1

18

690

12,420

IL-2A

INDEPENDENT LIVING - 2 BED

2

23

1185

27,255

MC-1A

MEMORY CARE - 1 BED

1

9

320

2,880

MC-1B

MEMORY CARE - 1 BED

1

4

325

1,300

MC-2A

MEMORY CARE - 2 BED

2

12

464

5,568

263

222

142,669
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Figures 5 through 8 present the building plans for each level of the project and Figures 9 through
13 present the conceptual architectural building elevations for the proposed building.
The proposed project would be designed and constructed in compliance with applicable
requirements of the California Building Code, California Title 24 Energy Efficiency Standards for
Residential and Nonresidential Buildings, California Title 24 California Green Building Standards
Code, and City of Oceanside Municipal Code.
Parking and Circulation
The City Zoning Ordinance requires one parking space for every three beds. The proposed
project is therefore required to provide 87 on-site parking stalls based on its 263 beds. As
designed, the proposed project has 136 on-site parking stalls, 49 stalls more than the minimum
requirement.
The Circulation Plan in the Mission PD Plan stated the need for Plan Area 9 to have
independent access off Mission Avenue. The proposed project has been designed with two
ingress and egress points located at the east and west property lines fronting Mission
Avenue. These access points continue into the property and provide full circulation drive aisles
around the project with access to the building entry lobbies, all on-site parking areas and the
loading and service areas. A gated emergency access gate with fire department access
devices will be located at the far north of the project with access to North El Camino Real.
Drive aisle widths of 26-feet and 35-feet have been designed to accommodate fire access
and a fire access road has been incorporated at the southern-most portion of the property
fronting Mission Avenue.
Site Improvements
The existing topography of the 8-acre site is relatively flat. To achieve a continuous slab on grade
without elevation changes that would require stairs and ramps, and to achieve proper drainage
and utility connections, the site will require substantial fill. A new wall will be constructed along
the west property line adjacent to the Mission Manner mobile home park and the RV Storage
facility. This wall will serve as both a minor retaining wall and a decorative screen wall and will be
further screened by decorative hedges and trees. Additional retaining walls will be constructed
along portions of the easterly property line where existing slopes occur.
Landscaping, Signage, and Lighting
The proposed landscape plan is shown on Figure 14. The project site will be landscaped in a
palette that is historically consistent with the Mission yet designed to be sustainable in the
Oceanside climate while being mindful of water conservation. The site supports several existing
palms and small coast live oak trees that will be relocated and incorporated into the landscape
plan. The landscape plan also calls for Jacaranda, Fruitless Olive, Sycamore trees and additional
palms. Decorative and screening hedges will be placed throughout the property. Turf,
ornamentals and seasonal color will be placed at strategic locations near entry points and walking
paths.
Exterior lighting would be provided throughout the site as necessary for safety, security, and
ambience and would include lighting for pedestrian walkways, architectural elements, and
landscape features. A variety of lighting fixtures and illumination levels would be provided based
on the lighting design intent. Lighting of Entry Monuments to the project site would be consistent
with the City’s lighting standards as specified in City of Oceanside Municipal Code, Chapter 39,
Light Pollution Regulations.
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Figure 5. First Floor Plan
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Figure 6. Second Floor Plan
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Figure 7. Third Floor Plan/Second Floor Roof Plan
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Figure 8. Third Floor Roof Plan
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Figure 9. Full length Elevations
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Figure 10. South Elevation Detail
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Figure 11. East Elevation Detail
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Figure 12. West Elevation Detail
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Figure 13. North Elevation Detail
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Figure 14. Conceptual Landscape Plan
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Utility Infrastructure
The proposed water system serving the project will tie into existing services in Mission Avenue
and will create a new loop designed in accordance with the City's standards. Sewer facilities for
the project will tie into existing facilities located in Mission Avenue at the south-west corner of the
property.
Storm water is currently discharged onto the property from all directions and from different
adjacent properties. Separate systems will be constructed on the east and west portions of the
property to accept and convey the storm water to the existing concrete channel along Mission
Avenue. Storm water that is generated on-site will be subject to hydro modification and filter
through one of three vegetated bio-swales before being discharged to the concrete channel along
Mission Avenue.
Undergrounding Requirements
The project will receive service from the already undergrounded SDG&E distribution line along
the southern right-of-way boundary of Peyri Road. The overhead communication lines spanning
the entire frontage along Mission Avenue will be placed underground.

CONSTRUCTION ACTIVITIES
All construction phases (i.e. grading, paving, and construction) of the proposed project are
anticipated to start in Summer 2018 and potentially be completed by late 2019 or early 2020.The
generalized construction scenario is as follows:
•

Site Preparation/Clearing/Demolition (1 month);

•

Grading (Excavation and import of soils) (2 - 3 months); and

•

Project Construction (14-16 months).

The project developer would be required to prepare a Final Construction Management Plan to
ensure that construction activities comply with the requirements outlined in the Final Initial
Study/Mitigated Negative Declaration and other applicable City requirements, including conditions
of approval.
All but 0.1 acre of the 8.0-acre site would be directly impacted by clearing grading, construction,
and landscaping as analyzed in this IS and shown on the preliminary grading plan provided on
Figure 15. The staging area to receive, lay down, and prepare materials for use during
construction will occur on site in the south and north of the site.
Depending on the construction phase, implementation of the proposed project would require
common equipment such as an excavator, a bob cat, a back hoe, a roller, a drill rig, a fork lift,
concrete trucks, and a pump. The site will require substantial fill of approximately 71,900 cubic
feet (cu ft) of soil (69,600 cu ft to be imported). Clearing and salvage of the on-site trees would
last approximately up to one month. Earthwork at the project site is anticipated to last 1-3 months
and would require approximately 4,350 total round trips.
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Figure 15. Preliminary Grading Plan
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It is expected that construction vehicles, including haul trucks, would access the project site from
State Route (DR) 76 via Rancho Del Oro Drive and Mission Avenue. Specifically, trucks
heading east or west on SR 76 would turn north onto Rancho Del Oro Drive, then turn left onto
Mission Avenue to access the site. Trucks would exit the project site turning right onto west
Mission Avenue and then turn left on Douglas Drive to access SR 76.
Construction of the proposed project would be consistent with the City of Oceanside requirements
regarding construction hours. The proposed project would limit construction activities to the hours
of 7:00 AM to 6:00 PM Monday through Friday and 8:30 AM to 4:30 PM on Saturday, with no
construction on Sundays or holidays; these hours are consistent with the City of Oceanside
Municipal Code (Chapter 38, Noise Control).
The number of construction workers at the site each day would vary depending on the phase of
construction. It is expected that construction workers would park in Mission parking areas or
disturbed areas on Mission grounds within walking distance to the project site.

DISCRETIONARY ACTIONS
Development of the proposed project would require discretionary approvals by the City which
include the following:
•

Development Plan,

•

Historic Permit, and

•

Adoption of this Initial Study/Mitigated Negative Declaration (IS/MND).

Subsequent Discretionary Actions and Other Ministerial City Actions:
The City would issue ministerial permits/approvals (e.g., grading permits, building permits) to
allow site preparation, construction of the proposed project, and connections to the utility
infrastructure.
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FINDINGS

The City of Oceanside (City) finds that the project will not have a significant adverse effect on the
environment based on the results of the Initial Study environmental checklist and discussion of
environmental impacts (See Section 4.0, Initial Study/Environmental Checklist). Some potentially
significant effects have been identified and mitigation measures have been incorporated into the
project to ensure that these effects remain at less than significant levels. A Mitigated Declaration is
therefore proposed to satisfy the requirements of the California Environmental Quality Act (PRC
210000 et seq.; 14 CCR 15000 et seq.). This conclusion is supported by the following:
1.

Aesthetics: The project will not have a substantial effect on a scenic vista or substantially
degrade the existing visual quality of the site. Additionally, the project will not result in
significant shade, shadow, and light or glare impacts. -term adverse impacts to a scenic
vista will be mitigated to less than significant by screening the construction staging area
and project site while construction is underway See Section 4.0, item 14.1, Aesthetics,
for additional information.

2.

Agricultural Resources: As indicated by the California Department of Conservation Farmland
Mapping and Monitoring Program (2014), impacts to agricultural resources will not occur.
See Section 4.0, item 14.2, Agriculture and Forestry Resources, for additional information.

3.

Air Quality: The emissions calculated for the proposed project were below the significance
thresholds for both construction (with incorporation of required fugitive dust control) and
operational phases of the project. Sensitive receptors would not be exposed to substantial
pollutant concentrations, and objectionable odors would not be created. Impacts will be
less than significant. See Section 4.0, item 14.3, Air Quality, for additional information.

4.

Biological Resources: The project will not result in impacts to natural or sensitive biological
resources including wetlands. However, potential indirect impacts to bird species may result
during the construction phase of the project. Mitigation measures will reduce potential
impacts to less than significant levels. No impacts to wildlife corridors or habitat conservation
plans will occur. See Section 4.0, item 14.4, Biological Resources, for additional information.

5.

Cultural Resources: The project will not result in direct or indirect impacts to historic
resources. The proposed grading activities may intrude into previously undisturbed
soils and could encounter previously undiscovered archaeological and paleontological
resources. Mitigation measures will reduce potential impacts to less than significant
levels. See Section 4.0, item 14.5, Cultural Resources, for additional information.

6.

Geology and Soils: The proposed project will not expose people or structures to adverse
risk associated with geologic or soil conditions with incorporation of recommendations
from site specific geotechnical studies as required by mitigation. Impacts from the
potential liquefaction and erosion impacts would also be less than significant with
mitigation. See Section 4.0, item 14.6, Geology and Soils, for additional information.

7.

Greenhouse Gas Emissions: The project will not result in a conflict with applicable
regulations associated with reducing greenhouse gas emissions. Through project
design and features greenhouse gas emissions resulting from the project would be less
than significant. See Section 4.0, item 14.7, Greenhouse Gas Emissions, for additional
information.
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8.

Hazards and Hazardous Materials: The project will not introduce significant hazardous
materials to people or the environment with implementation of s t a n d a r d mitigation
measures. See Section 4.0, item 14.8, Hazards and Hazardous Materials, for additional
information.

9.

Hydrology and Water Quality: The project will be implemented in compliance with local
and state regulations addressing storm water runoff and water quality, including
implementation of Best Management Practice measures during construction and
operation. Impacts will be less than significant. See Section 4.0, item 14.9, Hydrology and
Water Quality, for more information.

10. Land Use and Planning: The project will be compatible with existing and planned land
uses in the project vicinity, and will not conflict with applicable planning programs. Land
use impacts will be less than significant. See Section 4.0, item 14.10, Land Use and
Planning, for more information.
11. Mineral Resources: The project site does not contain important mineral deposits.
Implementation of the proposed project will not preclude any plans for mineral recovery.
See Section 4.0, item 14.11, Mineral Resources, for more information.
12. Noise: The t e m p o r a r y construction is not considered to be significant and operational
noise generated by the proposed project will comply with the City’s noise criteria.
Implementation of mitigation measure will reduce potential noise impacts during
operation to less than significant levels. See Section 4.0, item 15.12, Noise, for more
information.
13. Population and Housing: The project will not displace existing housing, or generate a
substantial increase population or employment. Impacts will be less than significant. See
Section 4.0, item 14.13, Population and Housing, for more information.
14. Public Services: The project’s will have no impact to public services because of
proximity to needed services (Fire, Police) and will not create additional demands
on schools, parks or other public facilities. Impacts will be less than significant. See
Section 4.0, item 14.14, Public Services, for more information.
15. Recreation: The project will have no impact on recreational facilities. See Section 4.0,
item 15.15, Recreation, for more information.
16. Transportation and Traffic: The project will not conflict with any applicable plan,
ordinance, or policy concerning traffic circulation or congestion, affect air traffic or
increase hazards. Traffic impacts during operation will be less than significant. See
Section 4.0, item 14.16, Transportation/Traffic, for more information.
17. Tribal Cultural Resources: mitigation measures associated with Cultural Resources (Item
14.5) will ensure that impacts to Tribal Cultural Resources are less than significant. See
Section 4.0, item 14.17, Tribal Cultural Resources, for more information
18. Utilities and Service Systems: Impacts to utilities and service systems will be less than
significant. See Section 4.0, item 15.18, Utilities and Service Systems, for more information.
19. Mandatory Findings of Significance: No long-term significant impacts are associated with
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the project, and impacts will not be cumulatively considerable. See Section 4.0, item
14.19, Mandatory Findings of Significance, for more information.
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INITIAL STUDY/ENVIRONMENTAL CHECKLIST

INITIAL STUDY
City of Oceanside California
1. PROJECT: The Villas at Mission San Luis Rey, a Continuing Care Retirement Community
(Development Plan D14-00012, Historic Permit H14-00003).
2. LEAD AGENCY: City of Oceanside, 300 N. Coast Highway, Oceanside, CA 92054-2885
3. CONTACT PERSON & PHONE: William Ramsey, AICP, Planning Consultant, City of Oceanside –
Development Services, 300 North Coast Highway, Oceanside, California 92054, (760) 435-3518.
4. PROJECT LOCATION: At the southwestern corner of the Mission San Luis Rey de Francia grounds
located at 4050 Mission Avenue, Oceanside, CA 92057. This location is on the north side of Mission
Avenue between Douglas Drive and Rancho del Oro in the City of Oceanside.
5. APPLICANT:
Burke Real Estate Group, Inc., Attn.: Michael Coady, 260 East Baker Street, Costa
Mesa, California 92626
6. GENERAL PLAN DESIGNATION: Open Space (O.S.)
7. ZONING DESIGNATION: Planned Development-19-Historic Overlay District (PD-19-H) and subject to
the provisions of the Mission San Luis Rey de Francia Development Program & Design Guidelines,
and the Historic Area Design Guidelines.
8. PROJECT DESCRIPTION:
The Villas at Mission San Luis Rey, a Residential Care Facility for the Elderly (RCFE), requests City
approval of a Development Plan and Historic Permit, on an 8.01-acre site within the Mission San Luis
Rey grounds in Oceanside, California (Figure, Figure, and Figure). The Villas project proposes an
articulated two and three-story building (108,380 square feet of building coverage and 242,022 square
feet of floor area) with a total of 222 senior living units (Figures 4 and 5). Of these units, 92 are
independent living units, 105 are assisted living units, and 25 are Alzheimer/memory care units There
are a variety of common outdoor recreation areas including interpretive landscaped courtyards,
pedestrian walkways, gardens, and a pool. The Villas has been designed to address all residents’
needs for enriched, intellectual, physical and spiritual wellness.
The proposed Villas project represents the implementation of the land use designation established for
the site through the Mission San Luis Rey de Francia Planned Development Plan (hereinafter referred
to as the PD Plan). The PD Plan was originally approved by the City Council on October 1, 2003 by
Ordinance No. 03-OR610-1. An amendment to the PD Plan was approved by the Planning Commission
on September 8, 2008 by Resolution No. 2008-P53. The area subject to this application is designated
as Plan Area 9, Retirement Center. All construction phases (i.e. grading, paving, and construction) of
the proposed project are anticipated to start in Summer 2018 and potentially be completed by late 2019
or early 2020.
An earlier retirement center project was previously approved by the City in 2009 pursuant to Planning
Commission Resolution No. 2009-P36 (refer also to Oceanside Historic Preservation Advisory
Commission Resolution 2009-H02, Development Plan D-5-07 and Historic Permit H-2-07), permitting
the development of a 4-story, 348,896 square foot (floor area), 235-unit Continuing Care Retirement
Community ("CCRC") containing 239 units with 439 beds and offering independent living, assisted
living, memory care, and skilled nursing services on the same 8.01-acre site.
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Figure 1. Proposed project regional location.
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Figure 2. Proposed project site and vicinity in Oceanside, California.
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Figure 3. Project site topography.
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Figure 4. Proposed Project Appearance
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Figure 5. Proposed Project Site Plan
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That 2009 project approval expired before any grading or building permits could be issued.
The current project proposes a significant reduction in overall development intensity including
reductions in bed count (66.9%), unit count (7.7%), building height (6 feet, 5 inches), and building
area/floor area ratio (44.2%). These reductions correlate directly to less building massing and improved
view planes from adjacent properties. The reduction in unit count and bed count translates to a lower
resident and guest population culminating in fewer vehicle trips and less impact on city utilities and
utility infrastructure when compared to the previous project.
Many of the prior site design elements previously approved by the City have been incorporated into the
current proposed plan. They include ingress and egress locations at Mission Avenue, full vehicle
circulation around the entire site perimeter, emergency access/existing at the north end of the property
to El Camino Real, and larger building setbacks.
Site Improvements
The existing topography of the 8-acre site is relatively flat along with some low areas. To achieve a
continuous slab on grade without elevation changes that would require stairs and ramps to facilitate
Americans with Disabilities Act (ADA) accessibility, and to achieve proper drainage and utility
connections, the site will require substantial fill. A new wall will be constructed along the west property
line adjacent to the Mission Manor mobile home park and the RV Storage facility. This wall will serve
as both a minor retaining wall and a decorative screen wall and will be further screened by decorative
hedges and trees. Additional retaining walls will be constructed along portions of the eastern property
line where existing slopes occur.
9. SURROUNDING LAND USE(S) & PROJECT SETTING: The project is situated in the southwest corner
of the Mission property, bounded by the Mission Lavanderia to the east, Mission Avenue to the south
and the seniors’ community of Mission Manor to the west. The site is vacant and supports a mixture of
native and non-native vegetation types. The surrounding land uses consist of: retail commercial
businesses to the south and northwest; a recreational vehicle (RV) storage and mobile home park to
the west; Mission Avenue, vacant land, and an equestrian facility to the south, and the Mission property
to the north and east.
10. OTHER REQUIRED AGENCY APPROVALS:
•

None

11. PREVIOUS ENVIRONMENTAL DOCUMENTATION: On August 10, 2009, the Planning Commission
considered the Initial Study (IS) and the Mitigation Monitoring & Reporting Program (MMRP) prepared
for the prior project at that time, and adopted Resolution 2009-P38, approving a Mitigated Negative
Declaration (MND) for that project.
12. CONSULTATION:
A. Federal, State, and Other Local Agencies Consulted*:
The following consultations occurred for the original application in 2009; however, additional
consultation for this application were not deemed necessary:
•

CDFW phone consultation and site visit regarding wetland jurisdictional status and
streambed alteration agreement non-requirement.
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• USFWS phone consultation and emails regarding habitat mapping and consistency with
Oceanside Subarea Plan.
• Office of Historic Preservation contacted to discuss potential impacts to the historic resource.
B. Persons/Companies/Documents Consulted*:
Current Application (2017):
19. Planned Development Plan Mission San Luis Rey de Francia, Oceanside, CA (Lightfoot Planning
Group, August 2008)
20. Drainage Study for The Villas at Mission San Luis Rey (O’Day Consultants, Inc., June 23, 2014)
21. Geotechnical Update Evaluation, Proposed “The Villas” Mission San Luis Rey (GeoSoils, Inc., October
16, 2014)
22. Development Plan and Historic Permit Description and Justification (Burke Real Estate Group, January
2015)
23. Development Plan Map (O’Day Consultants, June 17, 2015)
24. Architectural Plans. The Villas Mission San Luis Rey (Douglas Pancake Architects, June 23, 2015)
25. Conceptual Landscape Plan and Landscape Details. The Villas, Mission San Luis Rey (Conceptual
Design & Planning Company, June 28, 2015)
26. Tree Evaluation and Development Assessment, Letter Report of Findings, Villas at San Luis Rey (de
Maximis, Inc., January 26, 2015)
27. Offsite Sewer System Analysis for The Villas at Mission San Luis Rey Project (Dexter Wilson
Engineering, August 24, 2016)
28. Traffic Impact Study for The Villa at Mission San Luis Rey (Darnell & Associates, Inc., November 9,
2016)
29. Cultural Resources Inventory for the Villa at Mission San Luis Rey Continuing Care Retirement
Community (Spindrift, February 2017)
30. Greenhouse Gas Assessment, The Villa at Mission San Luis Rey, City of Oceanside, CA (Ldn
Consulting, Inc., February 8, 2017).
31. Storm Water Quality Management Plan for The Villas at Mission San Luis Rey (O’Day Consultants,
Inc., June 7, 2017)
32. The Villa at Mission San Luis Rey Air Quality Findings Letter – Oceanside CA. (Ldn Consulting, Inc.,
May 15, 2017).
33. Schematic Cross Sections – The Villas at Mission San Luis Rey. Douglas Pancake Architects. June 8,
2017
34. Photometric Study. The Villas Mission San Luis Rey (DPB Engineers, July 12, 2017).
35. Water Study Compliance for the Mission Assisted Living- Oceanside Project (Dexter Wilson
Engineering, Inc. August 9, 2017).
36. Biological Resources Report (Tierra Data Inc., September 2017)
William Ramsey, AICP, Planning Consultant, City of Oceanside
Richard Greenbauer, Principal Planner, City of Oceanside

*Note: These documents are available for review at the City of Oceanside’s Planning Division.
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Previous Application (2009):
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Development Plan and Historic Permit Description and Justification (Lightfoot Planning
Group, May 2008)
Development Plan Map for The Villa at Mission San Luis Rey (O’Day Consultants, July
2008)
Architectural Plan Set – Selected Plans. New Construction for: The Villa at Mission San
Luis Rey (The Lawrence Group Architects, 2008)
Planning Site Design – Landscape Architecture (Lightfoot Planning Group, March 28,
2007)
Tree Survey for The Villas Mission San Luis Rey (Lightfoot Planning Group, March 28,
2007)
Photometrics Study. New Construction for: The Villa at Mission San Luis Rey (The
Lawrence Group Architects, April 17, 2007)
Preliminary Drainage Study for the Villas at Mission San Luis Rey (O’Day Consultants, Inc,
June 24, 2008)
Offsite Sewer System Analysis (Dexter Wilson Engineering, Inc., February 6, 2007)
Water System Analysis for The Villa at Mission San Luis Rey (Dexter Wilson Engineering,
Inc., February 6, 2007)
Storm Water Management Plan for the Villa at Mission San Luis Rey (O’Day Consultants,
Inc., July 24, 2008)
Biological Resources and Wetland Report (Tierra Data Inc., March 21, 2009)
Preliminary Geotechnical Investigation Retirement Center, Mission San Luis Rey
(GeoSoils, Inc., March 25, 2003)
Supplemental Liquefaction Analysis Proposed Retirement Center, Mission San Luis Rey
(GeoSoils, Inc., July 16, 2004)
Cultural Resources Exploration for Three Expansion/Development Projects associated
with the Mission San Luis Rey, Oceanside, California (RECON 2003).
Results of an Archaeological Reconnaissance of Planning Area 9 at the Mission San Luis
Rey (RECON 2007).
Traffic Study for the Villa de San Luis Rey Retirement Community (Darnell & Associates,
Inc., April 13, 2007)

13. SUMMARY OF ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: The project would not
affect any environmental factors resulting in a Potentially Significant Impact or Potentially Significant
Impact Unless Mitigated. A summary of the environmental factors potentially affected by this project,
consisting of a Potentially Significant Impact or Potentially Significant Impact Unless Mitigated, include:
Aesthetics

Agricultural

Air Quality

Biological Resources

Cultural Resources

Geological

Hazards

Water

Land Use & Planning

Mineral Resources

Noise

Population & Housing

Public Services

Recreation

Transportation

Utilities Systems

Tribal Cultural Resources

The Villas at Mission San Luis Rey Project
Final Initial Study

INITIAL STUDY/ENVIRONMENTAL CHECKLIST -37-

City of Oceanside, California

14. ENVIRONMENTAL CHECKLIST
This section analyzes the potential environmental impacts which may result from the proposed project.
For the evaluation of potential impacts, the questions in the Initial Study Checklist (Section 2) are stated
and answers are provided according to the analysis undertaken as part of the Initial Study. The analysis
considers the project’s short-term impacts (construction-related), and its operational or day-to-day
impacts. For each question, there are four possible responses. They include:
1. No Impact. Future development arising from the project’s implementation will not have any measurable
environmental impact on the environment and no additional analysis is required.
2. Less Than Significant Impact. The development associated with project implementation will have the
potential to impact the environment; these impacts, however, will be less than the levels or thresholds
that are considered significant and no additional analysis is required.
3. Potentially Significant Unless Mitigated. The development will have the potential to generate impacts
which may be considered as a significant effect on the environment, although mitigation measures or
changes to the project’s physical or operational characteristics can reduce these impacts to levels that
are less than significant.

No Impact

Less than
Significant

Potentially
Significant
Unless Mit.

Potentially
Significant

4. Potentially Significant Impact. Future implementation will have impacts that are considered significant,
and additional analysis is required to identify mitigation measures that could reduce these impacts to
less than significant levels.

14.1 AESTHETICS. Would the project:
a. Have a substantial adverse effect on a scenic vista?
b. Substantially damage scenic resources, including, but not limited to
trees, rock outcroppings, and historic building along a Statedesignated scenic highway?
c. Substantially degrade the existing visual character or quality of the
site and its surroundings?
d. Create a new source of substantial light or glare which would
adversely affect day or nighttime views in the area?
a) Have a substantial adverse effect on a scenic vista? Potentially Significant Unless Mitigated. The
Mission and its grounds are an iconic feature of the local area, situated on a knoll in the San Luis Rey
River Valley with a backdrop of hills to the south and hills in Camp Pendleton to the north provides a
“scenic vista” for local residents on surrounding lands. The views of the Mission structure from the
mobile home park and the RV storage lot to the west, and Mission Avenue along the project’s frontage
to the south could potentially be significantly affected by the project. The visual analysis of the
previously proposed project (The Lawrence Group 2007) demonstrated that the view of the Mission
from Mission Avenue would not be significantly impacted as a result of the project’s implementation.
No windows of the mobile homes face in the direction from the Mission, and views from the mobiles
home park and RV storage lot are already blocked by trees growing on the proposed Project site and
the slope between the proposed Project site and the Mission. Views from Mission Avenue are mostly
obscured by trees approaching the proposed Project site from the west but improve as one passes to
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the east of the Proposed site in front of the Mission. With existing views of the “scenic vista” from
properties that would be affected being minimal they would not be significantly affected by the
implementation of the proposed Project.
Short-term construction-related aesthetic impacts would consist primarily of grading activities, the
presence of construction equipment, and additional signage and warning markers on roadways. No
valuable aesthetic resources would be destroyed as a result of construction-related activities. These
short-term impacts are temporary and would cease upon project completion. These short-term impacts
will be mitigated to less than significant by screening the construction area while construction is underway.
Physical design attributes of the project will minimize the long-term aesthetic impacts. These design
attributes include design compatibility with the main Mission structures being the prominent focal point
on the property, reduced building mass and building height, building siting and configuration, and pad
elevation. The building façade will have the traditional Mission style white stucco with red Mission style
clay tile roofing. The two- and three-story structure (28 feet 8 inches and 39 feet 7 inches, respectively)
will occupy a low area that, per the PD Plan, is approximately 46 feet lower than the grade of the main
mission structure; the tallest building structure is a non-occupied architectural tower element that
measures 44 feet 7 inches located at the northern portion of the project. As such, the proposed building
complies with the 4-story/50-foot height limit (measured from finished grade) identified in the PD Plan.
Thus, the proposed building will not visually compete with nor have a significant impact on the views
from the Mission given the design attributes of the project, especially the significantly lower elevation
compared to the main Mission structures.
As the proposed project has been reduced from 4 stories to 2 and 3 stories and building heights have
been reduced by over 6 feet compared to the previous project, impacts to views have been reduced,
In addition, existing trees on the Mission’s grounds that will remain have grown to mostly obscure views
of the Mission from Mission Avenue in front of the project. Unobstructed views of the Mission now
occur mostly from the section of Mission Ave to the east of the project extending to just east of the
intersection of Mission Avenue with Rancho Del Oro Drive. Additionally, with the proposed landscape
screening of the retirement facility, the Mission would remain the prominent visual interest as viewed
from Mission Avenue. The recent schematic cross-sections (Douglas Pancake Architects 2017)
demonstrate that the proposed retirement facility is in character with the appearance and relative
horizontal shape of the existing Mission structure. Architectural features such as towers and pediments,
similarly found on the existing main Mission structure, have been incorporated to add vertical elements
to the proposed building. Interesting visual elements such as courtyards, arcaded wing walls and
balconies are also incorporated to provide articulation on the span of the proposed structure.
Additionally, the incorporation of replacement trees and landscape screening would substantially
minimize visual impacts to surrounding areas, and improve upon the current matrix of primarily ruderal
vegetation. Landscape screening includes, but is not limited to, trees and natural vegetation, and the
general enhancement of the site’s aesthetics by using color selections for building materials (white
stucco and red tile) that are compatible with the surrounding Mission environment. The landscaping of
the project site will be integrated to provide a sensitive transition to the adjacent vegetation and
Lavanderia interpretive gardens. In addition, mature willows adjacent to the site will be left in place and
provide partial visual screening of the site.
The proposed project design features described above, landscape screening, and landscape
integration with adjacent Lavanderia would result in the project having less than significant aesthetic
impacts on “scenic vistas” of the Mission viewed from Mission Avenue.
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Mitigation Measure:
SCENIC 1. Short-term adverse impacts to a scenic vista will be mitigated to less than significant by
screening the construction staging area and project site while construction is underway.
b) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, and
historic buildings within a state scenic highway? Less Than Significant Impact. The project site is not
situated within a state scenic highway. Scenic resources on site include fan palm, willow, eucalyptus,
Brazilian pepper, and California pepper trees. A tree inventory was completed (de Maximis, Inc.
January 26, 2015). Of a total 152 trees surveyed on site, 117 trees (including California pepper,
eucalyptus, Mexican fan palm, Brazilian pepper, a row of sapling coast live oaks planted between 2003
and 2005, and some remnant willows) will be removed by the project construction, but will be replaced
in a landscape scheme calling for jacaranda, crepe myrtle, Mexican sycamore, coast live oak, fruitless
olive, and Brisbane box. The 35 healthy trees remaining would either be protected in place (3 California
pepper trees and 4 eucalyptus trees) or relocated and re-used (6 coast live oak trees and 22 Mexican
fan palms) in the landscape design of the proposed project.
The proposed project also includes landscaped courtyards. On the west and east wings of the proposed
facility each courtyard has been designed to have a distinct ambience which is particular to the courtyard
location, level of activity or privacy, views into the courtyard and looking out from the courtyards. Three
courtyards encircled within the proposed building would provide additional recreational space
corresponding to the use of that part of the building including water features, turf, and planting areas.
The project landscape design will reflect the climate and character of the Mission. The intent is to
provide a park-like setting with walkways leading the residents into many different environments as well
as extending their experience into the adjacent Mission grounds and gardens. The proposed landscape
themes and amenities would provide much more superior scenic and recreational resources than the
current site condition. Therefore, impacts to scenic resources are not anticipated.
c) Substantially degrade the existing visual character or quality of the site and its surroundings? Less
Than Significant Impact. Refer to Responses 14.1a and 14.1b, above. The design of the proposed
facility will be integrated into its Mission context. The site is currently dominated by weedy vegetation
that is overgrown and has an unkempt appearance except when mowed by the Mission for overflow
parking. This will change to a project landscape that will reflect the climate and character of the Mission.
The site supports a number of existing palms and small coast live trees that will also be relocated and
incorporated into the landscape plan. The proposed tree schedule calls for coast live oak, jacaranda,
crepe myrtle, sycamore, palm, olive, and Brisbane box trees. Decorative and screening hedges will be
placed throughout the property. Turf, ornamental and seasonal color will be placed at strategic locations
near entry points and walking paths which will enhance the visual character of the project site.
d) Create a new source of substantial light or glare which would adversely affect day or nighttime views
in the area? Less Than Significant Impact. The proposed project would create a new significant source
of lighting. The Oceanside Zoning Ordinance requires that all lighting use shielded luminaries with glare
control to prevent light spillover onto adjacent areas. A Photometrics Plan (July 12, 2017) has been
prepared and is on file with the City of Oceanside, the proposed project design will incorporate the use
of energy efficient LED shielded luminaires with external glare control and prevent light spillover onto
adjacent properties. The project meets the City requirements with no effect on adjacent areas that
would adversely affect day or night time views. Luminaires are full cutoff and have no up-lighting. The
fixtures meet the Illuminating Engineering Society of North America’s definition for full cutoff optics and
reduce high-angle brightness. The submitted Photometric Plan shows no spillover light beyond the
project property lines onto adjacent properties. There will be no halo effect to adjacent properties as
lights will be shielded and adjusted at the time of installation as shown on the drawings to date.
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14.2 AGRICULTURE AND FORESTRY RESOURCES. Would the project:
a. Convert Prime Farmland, Unique Farmland, Farmland of Statewide
Importance as depicted on maps prepared pursuant to the Farmland
Mapping and Monitoring Program of the CA. Resources Agency?
b. Conflict with existing zoning for agricultural use, or a Williamson Act
Contract?
c. Conflict with existing zoning for, or cause rezoning of, forest land (as
defined in Public Resources Code section 12220(g)), timberland (as
defined by Public Resources Code Section 4526), or timberland
zoned Timberland Production (as defined by Government Code
section 51104(g))?
d. Result in the loss of forest land or conversion of forest land to nonforest use?
e. Involve other changes in the existing environment which, due to their
location or nature, could result in conversion of Farmland, to nonagricultural use or conversion of forest land to non-forest use?
a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance (Farmland), as
shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program of the
California Resources Agency, to non-agricultural use? No Impact. Project implementation would not
result in the conversion of existing farmland to non-agricultural uses. The State of California’s Farmland
Mapping and Monitoring Program identified the land as “Urban and Built-up Land.” Therefore, the
project does not affect an agricultural resource area and does not impact designated Prime Farmland,
Unique Farmland, or Farmland of Statewide Importance.
b) Conflict with existing zoning for agricultural use, or a Williamson Act contract? No Impact. The
proposed project is located in an area zoned for a Planned Development (PD); agricultural designations
do not occur within the project area and no Williamson Act contracts are in effect. Therefore,
implementation of the project would not result in any conflicts with existing zoning for agricultural use
or a Williamson Act Contract. No impacts are anticipated.
c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in Public Resources Code
section 12220(g)), timberland (as defined by Public Resources Code Section 4526), or timberland
zoned Timberland Production (as defined by Government Code section 51104(g))? No Impact. No
such designations occur on site.
d) Result in the loss of forest land or conversion of forest land to non-forest use? No Impact. No portion
of the project site is designated as forest land so no loss would occur by development of the project.
e) Involve other changes in the existing environment which, due to their location or nature, could result in
conversion of Farmland, to non-agricultural use or conversion of forest land to non-forest use? No Impact.
As previously stated, the proposed project area is not located within any Farmland designation area and
is not forest land. Thus, implementation of this project would not result in changes in the environment,
which would result in the conversion of farmland or forest land to another use. No impacts are anticipated.
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14.3 AIR QUALITY. Would the project:
a. Conflict with or obstruct implementation of the applicable air quality plan?
b. Violate an air quality standard or contribute to an existing or projected
air quality violation?
c. Result in a cumulatively considerable net increase of any criteria pollutant
for which the project region is non-attainment under the applicable federal
or state ambient air quality standard (including releasing emissions which
exceed quantitative thresholds for ozone precursors)?
d. Expose sensitive receptors to substantial pollutant concentrations?
e. Create objectionable odors affecting a substantial number of people?
a) Conflict with or obstruct implementation of the applicable air quality plan? No Impact. The project site
is located within the San Diego Air Basin (SDAB), which is governed by the San Diego Air Pollution
Control Board (SDAPCD). A consistency determination is important in local agency project review by
comparing local planning projects to the Regional Air Quality Strategy (RAQS) in several ways. Since
projects that are consistent with the local General Plan and do not create significant air quality impacts
are considered consistent with the air quality-related regional plan, and because the proposed Project
is consistent with the goals of the City’s General Plan and would not produce long-term significant
quantities of criteria pollutants or violate ambient air quality standards, the proposed Project is
considered to be consistent with the RAQS and a more detailed consistency analysis is not warranted.
b) Violate any air quality standard or contribute substantially to an existing or projected air quality violation?
Less Than Significant Impact. The SCAQMD CEQA Air Quality Handbook contains screening tables to
provide guidance to local governments regarding the various types/amounts of land uses which may
exceed state or federal air quality standards and would, therefore, result in potentially significant air quality
impacts. Two different screening significance thresholds have been established and include: 1)
Construction thresholds; and 2) operation thresholds (Table 3.1). The construction and operations
significance thresholds, as applicable to the proposed project, are discussed below. The Air Quality
Assessment for the proposed project (Ldn Consulting, Inc., May 15, 2017) uses the California Emissions
Estimator Model® (CalEEMod) Version 2016.3.1 to estimate emissions for the proposed project 1.

1 Refer to discussion of this model in the Section 14.7 Greenhouse Gas Emissions, below. Also:
www.capcoa.org/caleemod/ and www.sdapcd.org/content/sdc/apcd/en/air-quality-

planning/ceqa.html
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Table 3.1 San Diego Air Pollution Control District (SDAPCD)
Construction Emission Thresholds
Emissions Threshold (lbs/day)
Pollutant
Construction
Operation
Respirable Particulate Matter (PM10 and PM2.5)
100 and 55
100 and 55
Nitrogen Oxides (NOx)
250
250
Sulfur Oxide (SOX)
250
250
Carbon Monoxide (CO)
550
550
Volatile Organic Compounds (VOCs)
75
75
Reactive Organic Gases (ROG)
75
75
Lead and Lead Compounds
3.2
SHORT-TERM CONSTRUCTION EMISSIONS
Short-term minor impacts associated with the construction phase may result in local nuisances
associated with increased dust/particulate levels. Construction activities would result in criteria
pollutant emissions from stationary and mobile equipment, including material delivery trucks and worker
vehicles to and from the project site. This would be a temporary construction impact, which would exist
on a short-term basis during construction and would cease upon completion of construction. Adherence
to standard dust control procedures would reduce potential construction-related air quality impacts to
less than significant levels. Temporary construction related air quality impacts would include:
 Particulate (fugitive dust and PM10) emissions from clearing and grading activities on-site;
 Off-site air pollutant emissions at the power plant(s) serving the site, while temporary power lines
are needed to operate construction equipment and provide lighting;
 Exhaust emissions and potential odors from the construction equipment used on-site as well as the
vehicles used to transport materials to and from the site; and
 Exhaust emissions from the motor vehicles of the construction crew.
Construction emissions (PM10, ROG, and NOx) are estimated for the following types of emissions:





Site grading equipment exhaust and fugitive dust;
Asphalt paving;
Stationary equipment; and
Mobile equipment
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Table 3.2 Estimated Daily Construction Emissions, based on CalEEMod 2016.3.1. 222-unit
retirement community with 8 acres of grading, and a 13-month construction period.

2018 Totals
(lb/day) 2
2019 Totals
(lb/day)
Significance
Threshold
(lb/day)
Threshold
Exceeded?



ROG

NOx

CO

SO2

PM10
Dust

PM10
Exhaust

PM10
(total)

PM2.5
Dust

PM2.5
Exhaust

PM2.5
(total)

4.65

48.26

23.70

0.05

19.63

2.58

22.21

10.12

2.37

12.49

23.04

24.49

22.88

0.05

1.48

1.32

2.80

0.40

1.24

0.64

75

250

550

250

n.a.

n.a.

100

n.a.

n.a.

55

No

No

No

No

n.a.

n.a.

No

n.a.

n.a.

No

Emissions calculated using the CalEEMod® as recommended by the California Air Pollution Control Officers Association
and the SDAPCD.
Calculations include emissions from numerous sources including: site grading, construction worker trips, stationary
equipment, diesel mobile equipment, truck trips, and asphalt off gassing.

Due to the relatively limited scale/intensity of the project and associated construction, construction
related emissions will not exceed SDAPCD threshold criteria for significant air quality impacts (refer to
Table 3.2 above).
This analysis shows that the maximum tons per year of emissions from the proposed project will not
exceed the quarterly thresholds set by SDAPCD. Therefore, project construction will not exceed RAQS
thresholds for any component. To ensure compliance of construction equipment operational emissions,
all vehicles and construction equipment would be required to be equipped with state-mandated
emission control devices. Therefore, project implementation would not result in locally elevated levels
of regulated air emissions in close proximity to sensitive receptors.
LONG-TERM OPERATIONAL EMISSIONS
Long-term air quality impacts consist of mobile source emissions generated from project-related traffic
and stationary source emissions (generated directly from on-site activities and from the electricity and
natural gas consumed). Because of the nature of the proposed use (continuing care community), the
project would not result in a significant increase in traffic or stationary source emissions. It would not
generate unanticipated significant vehicle trips on a daily basis.
Operational use of the retirement community would not result in any air quality violations. Following
construction, the proposed project would generate insignificant and infrequent mobile emissions
associated with periodic maintenance and monitoring activities (Table 3.3). Therefore, long-term
emissions are not anticipated.

2 Mitigated and unmitigated emissions are the same for the purposes of this analysis since unmitigated emissions for
project construction currently fall under prescribed thresholds. Thus, no mitigation measures are required.
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Table 3.3 San Diego Air Pollution Control District (SDAPCD)
Operational (daily) Emissions
ROG
Thresholds
(lbs/day)
Emissions
(lbs/day) 3
Threshold
Exceeded?

55

NOx

CO

SO2

PM10

55
550
Summer Scenario

150

150

7.57

4.52

28.18

0.03

2.39

No

No

No

No

No

Winter Scenario
Emissions
(lbs/day) 4)

7.54

4.59

28.44

0.03

2.39

Threshold
Exceeded?

No

No

No

No

No

As is demonstrated by Table 3.3, project-generated emissions from both construction activities and
operations would result in less than significant air quality impacts on a local or regional basis since
State or Federal air quality thresholds or standards would not be exceeded.
c)

Result in a cumulatively considerable net increase of any criteria pollutant for which the project region
is non-attainment under an applicable federal or state ambient air quality standard (including releasing
emissions which exceed quantitative thresholds for ozone precursors)? No Impact. Refer to
Responses a and b. The San Diego region is in non-attainment status for ozone (8-hour and 1-hour))
and for particulate matter (PM10 and PM2.5) per state standards, and for ozone (8-hour) per federal
standards. Cumulative air pollution impacts can occur from a concentration of multiple sources that
individually comply with air pollution control requirements or fall below risk thresholds, but in the
aggregate, may pose a public health risk to exposed individuals. Air quality impacts from the proposed
Project are well below significance thresholds. Significant sources of air pollution tend to occur with
heavy or light-industrial operations, commercial facilities such as auto body shops, large gas dispensing
facilities, dry cleaners, and chrome platers, and freeways or other nearby busy transportation corridors.
Other land uses planned by the Mission include: a retreat center; a friary; a visitor/event area; a
community/visitors services commercial/ lodging area; a community/educational/ institutional use area;
interpretive, contemplative, and friar’s gardens, and cemetery and parking expansion, which are not likely
to contribute to cumulative air pollution impacts for non-attainment pollutants. There are no nearby
existing or planned industrial facilities, and there is no history reported by the San Diego Air Pollution
Control District of chronic complaints about air pollution except during the region’s exceptional fire events.
The highway is more than 500 feet way, so has negligible contribution to cumulative impacts on sensitive
receptors. The San Diego Air Pollution Control District monitors emissions from local sources that may
contribute to cumulative impacts (such as Hydranautics, Apical Industries, and AgriService in Oceanside;
commercial asphalt works in San Marcos). The nearest air quality station that measures PM10 emissions
is located in Escondido, and exceedances reported by that station are being addressed through regional
planning approaches. According to the APCD, San Diego County, as a whole, does not meet the State’s
PM10 standard, nor does most counties within California except for the Lake County, Del Norte, Sonoma,

3 Mitigated and unmitigated emissions are the same for the purposes of this analysis since unmitigated emissions for
project construction currently fall under prescribed thresholds. Thus, no mitigation measures are required.
4 Mitigated and unmitigated emissions are the same for the purposes of this analysis since unmitigated emissions for
project construction currently fall under prescribed thresholds. Thus, no mitigation measures are required.

The Villas at Mission San Luis Rey Project
Final Initial Study

INITIAL STUDY/ENVIRONMENTAL CHECKLIST -45City of Oceanside, California
and Trinity counties within the North Coast Air Basin, and Siskiyou County in the Northeast Plateau Air
Basin. Except for wildfire events which largely occur during late summer/early fall, particulate matter levels
have improved throughout the San Diego Air Basin—the average annual level of PM10s has declined
25% since 1986, the earliest year with comparable particulate data. This is due, in part, to reductions in
emissions of ozone precursors, which also contribute to the formation of fine particulates. Also, local
emissions of toxic air contaminants from industrial sources have steadily decreased by 82% since 1989
(the year when toxic air contaminant data became available).
The region is also improving with regard to non-attainment criteria pollutants. Although the eight-hour
ozone NAAQS was not established until 1997, monitoring data since 1990 show a long-term trend toward
attainment even while the region experienced substantial growth in population and vehicle miles traveled.
Improvements in ozone air quality generally track with reductions in ozone-forming emissions, providing
more evidence that emission control programs are successful. In 2005 the region distinguished itself as
the most improved metropolitan area in the nation for reduction in exceedances of the eight-hour ozone
NAAQS between 1990 (96 exceedances) and 2004 (eight exceedances). The District’s Regional Air
Quality Strategy (RAQS) was developed pursuant to state law and identifies emission control measures
to provide expeditious progress in San Diego County toward attaining the state ambient air quality
standard for ozone. Pollutants addressed are volatile organic compounds (VOC) and oxides of nitrogen
(NOx), precursors to the photochemical formation of ozone. To address the non-attainment in ozone and
other air pollution standards, the District predicts continued improvement due to the addition of managed
traffic lanes on Interstate 5 modeled after those on Interstate 15, improved use of the Coaster train along
Highway 78, HOV lanes on Interstate 5, increased use of carpools/vanpools/public transportation,
bicycles, and walking,, tighter standards for diesel emissions, increases in ownership and use of
electric/hybrid vehicles, and higher efficiency consumer products.
Finally, there are no unusual circumstances that create the possibility of significant cumulative effects
of this project or others in the geographic area not addressed by the above.
d) Expose sensitive receptors to substantial pollutant concentrations? Less Than Significant Impact.
Sensitive populations (i.e., children, senior citizens and acutely or chronically ill people) are more
susceptible to the effects of air pollution than are the general population. Land uses considered
sensitive receptors typically include residences, schools, playgrounds, childcare centers, hospitals,
convalescent homes, and retirement homes. There are sensitive receptors currently at the seniors’
community of Mission Manor next door and to the west of the project site. Also, children frequent the
Mission grounds. Senior citizens including some that are chronically ill will, in addition, reside on site
once the retirement community is established. Figure depicts land uses within ¼ mile of the project as
identified by SANDAG (2009).
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Figure 4. Land use types within one-quarter mile of the proposed project.

SHORT-TERM CONSTRUCTION EMISSIONS AND EXPOSURE
Although construction of the project would result in associated air pollutants, these increases are not
concentrated and are downwind of known sensitive receptors at the Mission and nearby and are below
significance levels as shown under b) above.
LONG-TERM OPERATIONAL EMISSIONS AND EXPOSURE
Although operation of the project would increase vehicle trips on area roadways and result in
associated air pollutants, these increases are not concentrated such that sensitive receptors are
exposed. Also, the project siting is more than 500 feet from Highway 76, the California Air Resources
Board’s recommended minimum distance for sensitive receptors from high traffic roads. High traffic
roads, defined as those carrying 100,000 or more vehicles per day, are considered a source of air
pollutants for sensitive receptors.
`
All RCFE’s must obtain a certificate of authority and a license from the State of California Department
of Social Services which will require all appropriate permits, including air pollution are obtained prior to
operation. The San Diego APCD permits such equipment as boilers and emergency generators if rated
at 50 million British thermal units per hour (Mbuth) or above; however, the proposed Project is excepted
to only need a boiler of 2.6 Mbtuh with a storage tank of 1250 gallons. Therefore, the project would
not significantly contribute to pollution levels and therefore no impact to sensitive receptors is
anticipated.
e) Create objectionable odors affecting a substantial number of people? No Impact. The proposed project
would not create objectionable odors affecting a substantial number of people. The California Air
Resources Board does not identify retirement or convalescent facilities as a source of nuisance odor
complaints. Also, the facility is downwind of where most nearby sensitive receptors are located.
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14.4 BIOLOGICAL RESOURCES. Would the project:
a. Have a substantial adverse effect, either directly or through habitat
modifications, on any species identified as a candidate, sensitive, or
special status species in local or regional plans, policies, or
regulations, or by the California Department of Fish and Wildlife or
the USFWS?
b. Have a substantial adverse effect on any riparian habitat or other
sensitive natural community identified in local or regional plans,
policies, regulations or by the California Department of Fish and
Wildlife (DFW) or U.S. Fish and Wildlife Service?
c. Have a substantial adverse effect on federally protected wetlands as
defined by Section 404 of the Clean Water Act (including, but not
limited to, marsh, vernal pool, coastal, etc.) through direct removal,
filling, hydrological interruption, or other means?
d. Interfere substantially with the movement of any native resident or
migratory fish or wildlife species or with established native resident
or migratory wildlife corridors, or impede the use of native wildlife
nursery sites?
e. Conflict with any local policies or ordinances protecting biological
resources, such as tree preservation policy/ordinance?
f. Conflict with the provisions of an adopted Habitat Conservation Plan,
Natural Community Conservation Plan, or other approved local,
regional, or state habitat conservation plan?
a. Have a substantial adverse effect, either directly or through habitat modifications, on any species
identified as a candidate, sensitive, or special status species in local or regional plans, policies, or
regulations, or by the California Department of Fish and Game or the USFWS? No Impact. The area
of project impact has been continually disturbed by previous uses (as a garden during the Mission
period) and current site uses and land practices (mowing, disking, and use as an overflow parking lot).
Plant communities within the project area, as identified by the Holland Habitat Classification System,
consist of disturbed habitat, non-native vegetation, eucalyptus woodland, and developed land that is
evident as an open field of predominantly non-native weed species, with inclusions of a few native forb
species, and a few mature willows, exotic tree species, and many Mexican fan palms. The open areas
are annually mowed and disked. The willows are kept limbed up during annual maintenance and there
is no native vegetation community or significant habitat existing within the project impact area.
Biological resources surveys conducted in 2008 on the project site identified a potential for threadleaved brodiaea (Brodiaea filifolia) to occur generally in the northeast corner of the site. The plant is
state-listed as “endangered” and federal-listed as “threatened.” The species’ distribution extends from
the foothills of the San Gabriel Mountains at Glendora (Los Angeles County), east to Arrowhead Hot
Springs in the western foothills of the San Bernardino Mountains (San Bernardino County), and south
through eastern Orange and western Riverside counties to Rancho Santa Fe in central coastal San
Diego County, California. Locally, populations are known from Camp Pendleton and south of SR 76.
Brother James Lockman (BS Botany, MS Environmental Horticulture), Executive Director of the Mission
from 2006 through 2010, monitored the undeveloped and unlandscaped portions of the Mission
property including this area 2 to 3 times per month during his tenure. He did not detect thread-leaved
brodiaea neither at this location nor anywhere else at the Mission during his tenure (Personal
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Communication 2017). Since 2010 conditions at the proposed Project site for native or sensitive plant
species have deteriorated. The proposed Project site has been repeatedly cleared and mowed and
used for overflow parking for Mission events, and evidence of disking was observed in September 2016.
In the northeastern portion of the site only ruderal species were detected with evidence of past mowing.
Without any detection between 2006 and 2010, and conditions on the project site becoming
increasingly unsuited for the species, it was determined that the area in the northeastern corner of the
site does not support the species.
The site provides limited habitat for sensitive animals or plants with the exception of existing mature trees
which potentially provide nesting / roosting for common bird including raptor species. Therefore, the
proposed project would not have an adverse effect, either directly or through habitat modifications, on any
species identified as a candidate, sensitive, or special status species in local or regional plans, policies,
or regulations, or by the California Department of Fish and Wildlife or U.S. Fish and Wildlife Service.
b. Have a substantial adverse effect on any riparian habitat or other sensitive natural community identified
in local or regional plans, policies, regulations or by the California Department of Fish and Game (DFG)
or U.S. Fish and Wildlife Service? No Impact. According to the Biological Resources Report (Tierra
Data 2017) the site does not contain any federal or State jurisdictional areas. The proposed project
would have no substantial adverse effect on any riparian habitat or other sensitive natural community
identified in local or regional plans, policies, and regulations or by the California Department of Fish
and Wildlife or U.S. Fish and Wild Service. The project site is void of riparian corridors and sensitive
habitat. Thus, no impacts to riparian habitat or sensitive natural communities are anticipated.
c.

Have a substantial adverse effect on federally protected wetlands as defined by Section 404 of the
Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, etc.) through direct removal,
filling, hydrological interruption, or other means? No Impact. A Wetland Delineation on November 30,
2016 found no evidence of any feature that showed evidence of an Ordinary High Water Mark,
hydrology, or a preponderance of wetland plants. A soil pit dug at a low point on site that supported
some Mexican rush (Juncus mexicanus), showed no evidence of a water table near the surface (within
18 inches), no increase in soil moisture, and did not exhibit features of a hydric soil. As this was the
most likely portion of the site to support a wetland, it was confirmed that no wetlands, as defined by
Section 404 of the Clean Water Act, exist or have been identified on-site or immediately adjoining the
site. Thus, the project would not result in impacts to federally protected wetlands.

d. Interfere substantially with the movement of any native resident or migratory fish or wildlife species or
with established native resident or migratory wildlife corridors, or impede the use of native wildlife
nursery sites? Less Than Significant Impact. Project implementation would not interfere with the
movement of any native resident or migratory fish or wildlife species, with established native resident
or migratory wildlife corridors, or impede the use of native wildlife nursery sites, as none exist within the
immediate project area. However, based on the project’s proximity to existing habitat including stands
of mature trees that provide potential nesting sites, construction activity and noise could potentially
interfere with nesting of native birds adapted to urban and suburban landscapes, To keep this potential
impact less than significant, and in compliance with the federal Migratory Bird Treaty Act (MBTA) and
California Fish and Game Code, the following mitigation is necessary:
Mitigation Measure:
BIO-1: To avoid any direct and indirect impacts to raptors and/or any migratory birds, grubbing and
clearing of vegetation that may support active nests and construction activities adjacent to nesting
habitat will occur outside of the breeding season (January 15 to August 31). If removal of habitat
and/or construction activities is necessary adjacent to nesting habitat during the breeding season,
the applicant shall retain a City-approved biologist to conduct a pre-construction survey to
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determine the presence or absence of non-listed nesting migratory birds on or within 300 feet of
the construction area, and federally- or State-listed birds and raptors on or within 500 feet of the
construction area. The pre-construction survey must be conducted within 10 calendar days prior
to the start of construction, the results of which must be submitted to the City for review and
approval prior to initiating any construction activities. If nesting birds are detected by the Cityapproved biologist, the following buffers shall be established: 1) no work within 300 feet of a nonlisted nesting migratory bird nest, and 2) no work within 500 feet of a listed bird or raptor nest.
However, the City may reduce these buffer widths depending on site-specific conditions (e.g. the
width and type of screening vegetation between the nest and proposed activity) or the existing
ambient level of activity (e.g., existing level of human activity within the buffer distance). If
construction must take place within the recommended buffer widths above, the project applicant
will contact the City and Wildlife Agencies to determine the appropriate buffer.
e. Conflict with any local policies or ordinances protecting biological resources, such as tree preservation
policy/ordinance? Potentially Significant Unless Mitigated. As a matter of administrative policy, the
City requires replacement of trees removed by development if they are trees or palms of greater than
10 inches in diameter as measured 2-1/2 feet above grade. A tree inventory completed in January of
2007 (Lightfoot Planning Group March 28, 2007), identified a total of 111 Mexican fan palms would be
removed by the project construction. In addition, 642 cumulative caliper inches (for trees greater than
10 inches in diameter as measured 2-1/2 feet above grade) of California pepper, eucalyptus, and willow
trees would be removed. An updated tree inventory (de Maximis, Inc. January 26, 2015) surveyed a
total 152 trees on site, 117 trees (including California pepper, eucalyptus, Mexican fan palm, Brazilian
pepper, a row of sapling coast live oaks planted between 2003 and 2005, and some remnant willows)
that will be removed by the project construction.
Mitigation Measure:
BIO 2: The 35 healthy trees remaining on site will either be protected in place (3 California pepper
trees and 4 eucalyptus trees) or relocated and re-planted (6 coast live oak trees and 22
Mexican fan palms) within the proposed project. The Mexican fan palms will be replaced at a
1:1 ratio in the landscaping. In addition, those trees designated for removal will be replaced in
the landscape scheme with Jacaranda, Crape myrtle, Mexican sycamore, Coast live oak,
fruitless olive, and Brisbane box.
f.

Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community Conservation
Plan, or other approved local, regional, or state habitat conservation plan? No Impact. The project
area is situated in the Multiple Habitat Conservation Plan (MHCP). The City has a Final MHCP Subarea
Plan (SAP) which has not been adopted by the City or approved by the USFWS or CDFW, but the City
applies the SAP’s requirements to protect biological resources. The proposed Project site is currently
mapped as “Disturbed” and located within the “Offsite Mitigation Zone” of the SAP under the MHCP.
Per the Biology Report (Tierra Data 2017) the project will comply with the SAP Project Implementation
Guidelines and the requirements for the Offsite Mitigation Zone. Therefore, the project will not conflict
with the provisions of the MHCP.
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14.5 CULTURAL RESOURCES. Would the project:
a. Cause a substantial adverse change in the significance of a historical
resource as defined in Section 15064.5 of CEQA?
b. Cause a substantial adverse change in the significance of an
archaeological resource pursuant to Section 15064.5 of CEQA?
c. Directly or indirectly destroy a unique paleontological resource or site
or unique geologic feature?
d. Disturb any human remains, including those interred outside of
formal cemeteries?
a. Cause a substantial adverse change in the significance of a historical resource as defined in Section
15064.5 of CEQA? Potentially Significant Impact Unless Mitigated. The Mission San Luis Rey de
Francia and an area approximately one-half mile around the Mission are listed on the National
Register of Historic Places (Site P-37-000241/ CA-SDI-241/ W-1283). The San Luis Rey Mission
Church is designated as a California Historic Resource (Landmark Plaque Number N52, Registration
Date: 4/15/1970). The Mission area is also designated as a California Historical Landmark (“Historic
Preservation Area No. 1-Mission San Luis Rey”).
In 2007, RECON conducted an archaeological reconnaissance of Planning Area 9 at the Mission San Luis
Rey, which based on the map in the report, corresponds directly with the proposed projects Area of Potential
Effect (APE) (RECON 2007). The 2007 field survey found the condition of the proposed project’s APE had
not visibly changed from the conditions described in the previous July 2003 RECON report (RECON 2003).
Ten trenches were excavated in the northern third of Planning Area 9 (the APE) to a maximum depth of 1.9
meters during the investigations described in the 2003 report. Although no intact cultural deposits, features,
nor significant numbers nor varieties of artifacts were recovered during trenching by RECON, archeological
and Native American monitoring was deemed necessary for the following reasons: (1) due to the proximity
of the Lavanderia feature and the Mission to the proposed project’s APE, (2) the National Register status of
the entire Mission complex, and (3) in accordance with recommendations of the field investigators.
In a 2016 field survey effort (Spindrift 2017), cultural resources were identified within the proposed
project’s Area of Potential Effect (APE) that are consistent and likely associated with the Mission San
Luis Rey de Francia, including: historic-period milk glass, prehistoric-period ceramics (Tizon brown
ware), and evidence of prehistoric-period stone tool manufacture. Faunal remains were also noted in
the form of a bone fragment along with unidentifiable invertebrate shell fragments and whole Chione
spp. shells. In the northern third of the proposed project’s APE the potential for subsurface historic- and
prehistoric-period cultural resources is generally considered low to moderate due to it having been
previously investigated by RECON in 2003, but new artifacts have been identified on the ground surface
during the 2016 study. In the southern two-thirds of the proposed project’s APE the potential for
subsurface historic- and prehistoric-period cultural resources is generally considered moderate to high
due to it not having been included as part of the previous investigation by RECON in 2003, and new
artifacts having been identified on the ground surface during this study. Additionally, Holocene-age
alluvium, which has moderate sensitivity for cultural resources, may be present below the 0.5 feet of
colluvium/topsoil. As a result of the discovery of evidence of prehistoric and Mission-era activity within
the proposed project’s APE that is likely related to use during the Mission area as a garden, the
boundary of Site P-37-000241/ CA-SDI-241/ W-1283/ Mission San Luis Rey de Francia has been
extended to the southwest to include most of the Project APE.
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All ground-disturbing activity, including trenching, boring, excavation, over-excavation, and similar grading
activities will be monitored by an archaeological and Native American monitor (who has the authority to
halt construction activity) in accordance with the unanticipated discovery procedures and mitigation
measures discussed below, which will reduce the potential impacts to buried cultural resources to a level
that is less than significant. The San Luis Rey Band of Mission Indians have historically had the greatest
degree of interest and involvement in the Mission San Luis Rey de Francia. The San Luis Rey Band has
previously worked with the City to develop a set of standard mitigation measures that would satisfactorily
address potential impacts to Native American cultural resources as follows:
Mitigation Measures:
CUL-1 Prior to the issuance of a Grading Permit, the Applicant/Owner shall enter into a pre-excavation
agreement, otherwise known as a Tribal Cultural Resources Treatment and Tribal Monitoring
Agreement with the San Luis Rey Band of Mission Indians, or other Luiseño tribe. A copy of
the agreement shall be included in the Grading Plan Submittals for the Grading Permit. The
purpose of this agreement shall be to formalize protocols and procedures between the
Applicant/Owner and the San Luis Rey Band for the protection and treatment of, including but
not limited to, Native American human remains, funerary objects, cultural and religious
landscapes, ceremonial items, traditional gathering areas and cultural items, located and/or
discovered through a monitoring program in conjunction with the construction of the proposed
project, including additional archaeological surveys and/or studies, excavations, geotechnical
investigations, grading, and all other ground disturbing activities.
CUL-2 Prior to the issuance of a Grading Permit, the Applicant/Owner or Grading Contractor shall
provide a written and signed letter to the City of Oceanside Planning Division stating that a
Qualified Archaeologist and Luiseño Native American Monitor have been retained at the
Applicant/Owner or Grading Contractor’s expense to implement the monitoring program, as
described in the pre-excavation agreement.
CUL-3 The Qualified Archaeologist shall maintain ongoing collaborative consultation with the Luiseño
Native American monitor during all ground disturbing activities. The requirement for the
monitoring program shall be noted on all applicable construction documents, including
demolition plans, grading plans, etc. The Applicant/Owner or Grading Contractor shall notify
the City of Oceanside Planning Division of the start and end of all ground disturbing activities.
CUL-4 The Qualified Archaeologist and Luiseño Native American Monitor shall attend all applicable
pre-construction meetings with the General Contractor and/or associated Subcontractors to
present the archaeological monitoring program. The Qualified Archaeologist and Luiseño
Native American Monitor shall be present on-site full-time during grubbing, grading and/or other
ground altering activities, including the placement of imported fill materials or fill used from
other areas of the project site, to identify any evidence of potential archaeological or tribal
cultural resources. All fill materials shall be absent of any and all tribal cultural resources.
CUL-5 The Qualified Archaeologist or the Luiseño Native American monitor may halt ground disturbing
activities if unknown archaeological artifact deposits or cultural features are discovered.
Ground disturbing activities shall be directed away from these deposits to allow a determination
of potential importance. Isolates and clearly non-significant deposits will be minimally
documented in the field, and before grading proceeds these items shall be given to the San
Luis Rey Band so that they may be repatriated at the site on a later date. If a determination is
made that the unearthed artifact deposits or cultural features are considered potentially
significant, the San Luis Rey Band shall be notified and consulted with in regards to the
respectful and dignified treatment of those resources. The avoidance and protection of the
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significant cultural resource and/or unique archaeological resource is the preferable mitigation.
If however, a data recovery plan is authorized by the City as the Lead Agency under CEQA,
the San Luis Rey Band shall be notified and consulted regarding the drafting and finalization
of any such recovery plan. For significant artifact deposits or cultural features that are part of
a data recovery plan, an adequate artifact sample to address research avenues previously
identified for sites in the area will be collected using professional archaeological collection
methods. If the Qualified Archaeologist collects such resources, the Luiseño Native American
monitor must be present during any testing or cataloging of those resources. Moreover, if the
Qualified Archaeologist does not collect the cultural resources that are unearthed during the
ground disturbing activities, the Luiseño Native American monitor, may at their discretion,
collect said resources and provide them to the San Luis Rey Band for respectful and dignified
treatment in accordance with the Tribe’s cultural and spiritual traditions.
CUL-6 Any and all uncovered tribal cultural resources of Native American importance shall be returned
to the San Luis Rey Band of Mission Indians, and/or the Most Likely Descendant, if applicable,
and not be curated.
CUL-7 Prior to the release of the grading bond, a monitoring report and/or evaluation report, if
appropriate, which describes the results, analysis and conclusions of the archaeological
monitoring program (e.g., data recovery plan) shall be submitted by the Qualified
Archaeologist, along with the Luiseño Native American monitor’s notes and comments, to the
City of Oceanside Planning Division for approval.
CUL-8 As specified by California Health and Safety Code Section 7050.5, if human remains are found
on the project site during construction or during archaeological work, the person responsible for
the excavation, or his or her authorized representative, shall immediately notify the San Diego
County Coroner’s office by telephone. No further excavation or disturbance of the site or any
nearby area reasonably suspected to overlie adjacent remains shall occur until the Coroner has
made the necessary findings as to origin and disposition pursuant to Public Resources Code
5097.98. If such a discovery occurs, a temporary construction exclusion zone shall be established
surrounding the area of the discovery so that the area would be protected, and consultation and
treatment could occur as prescribed by law. By law, the Coroner will determine within two working
days of being notified if the remains are subject to his or her authority. If the Coroner recognizes
the remains to be Native American, he or she shall contact the Native American Heritage
Commission (NAHC) within 24 hours. The NAHC will make a determination as to the Most Likely
Descendent. If Native American remains are discovered, the remains shall be kept in-situ, or in
a secure location in close proximity to where they were found, and the analysis of the remains
shall only occur on-site in the presence of a Luiseño Native American monitor.
b. Cause a substantial adverse change in the significance of an archaeological resource pursuant to
Section 15064.5 of CEQA? Potentially Significant Impact Unless Mitigated. A field survey
conducted in December 2016 (Spindrift 2017) identified cultural resources within the proposed project’s
APE. Potential impacts from the proposed project to any archaeological resources that may be present
within the proposed project’s APE are mitigated below a level of significance upon implementation of
the mitigation measures described in Response a. above.
c.

Directly or indirectly destroy a unique paleontological resource or site or unique geologic feature? Less
Than Significant Impact. Paleontological resources (fossils) are the remains and/or traces of
prehistoric plant and animal life exclusive of human remains or artifacts. Since paleontological
resources occur in sedimentary rock layers, wherever sedimentary rocks are found there is a potential
for fossil discovery. Since no sedimentary rock occurs on the site, the potential for paleontological
resources is limited to deposition from other locations. Due to the project site’s geology of sediments
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washed in from elsewhere (alluvium/floodplain) and the extensive disturbance which has occurred on
the property, there is negligible potential for paleontological resources.

No Impact

Less than
Significant
Impact

Potentially
Significant
Unless Mit.

Potentially
Significant
Impact

d. Disturb any human remains, including those interred outside of formal cemeteries? Less Than
Significant Impact. There are no known grave sites within the project limits. Therefore, the
disturbance of human remains is not anticipated. However, in the unlikely event that human remains
are encountered, State Health and Safety Code Section 7050.5 states that no further disturbance shall
occur until the County Coroner has made a determination of origin and disposition pursuant to Public
Resources Code Section 5097.98. The County Coroner must be notified of any human remains find
immediately. If the remains are determined to be prehistoric, the Coroner will notify the Native American
Heritage Commission (NAHC) which will determine and notify a Most Likely Descendant (MLD). With
the permission of the landowner or his/her authorized representative, the MLD may inspect the site of
the discovery, and shall complete the inspection within 24 hours of notification by the NAHC. The MLD
will have the opportunity to make recommendations to the NAHC on the disposition of the remains. See
also the response to a. above and mitigation measure CUL-8.

14.6 GEOLOGY AND SOILS. Would the project:
a. Expose people or structures to potential substantial adverse effects,
including the risk of loss, injury, or death involving (i.) rupture of a
known earthquake fault, as delineated on the most recent AlquistPriolo Earthquake Fault Zoning Map issued by the State Geologist,
or based on other substantial evidence of a known fault (Refer to
DM&G Pub. 42)?; or, (ii) strong seismic ground shaking?; or, (iii)
seismic-related ground failure, including liquefaction?; or, (iv)
landslides?
b. Result in substantial soil erosion or the loss of topsoil?
c. Be located on a geologic unit or soil that is unstable, or that would
become unstable as a result of the project, and potentially result in
on-site or off-site landslide, lateral spreading, subsidence,
liquefaction or collapse?
d. Be located on expansive soil, as defined in Table 18-1-B of the 1994
UBC, creating substantial risks to life or property?
e. Have soils incapable of adequately supporting the use of septic tanks
or alternative waste water disposal systems where sewers are not
available for the disposal of waste water?
a) Expose people or structures to potential substantial adverse effects, including the risk of loss, injury, or
death involving:
1) Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo Earthquake
Fault Zoning Map issued by the State Geologist for the area or based on other substantial evidence
of a known fault? Refer to Division of Mines and Geology Special Publication 42. Less Than
Significant Impact. The project site is located within the seismically active southern California region
and would likely be subjected to ground shaking, thus exposing proposed water transmission and
storage facilities to seismic hazards. No known active seismic faults traverse the City of Oceanside.
Impacts are not anticipated to be significant. The nearest faults and their proximity are the NewportInglewood (offshore about 8.5 miles away), Rose Canyon (9.5 miles away), Elsinore-Temecula (19.6
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miles away), Elsinore-Julian (20.4 miles away), and Coronado Banks (25.4 miles away).
2) Strong seismic ground shaking? Less Than Significant Impact. Southern California is a
seismically active region likely to experience, on average, one earthquake of Magnitude 7.0, and
ten (10) earthquakes of Magnitude 6.0 over a period of 10 years. Active faults are those faults that
are considered likely to undergo renewed movement within a period of concern to humans. These
include faults that are currently slipping, those that display earthquake activity, and those that have
historical surface rupture. The California Geological Survey (CGS) defines active faults as those
which have had surface displacement within Holocene times (about the last 11,000 years). Such
displacement can be recognized by the existence of sharp cliffs in young alluvium, un-weathered
terraces, and offset modern stream courses. Potentially active faults are those believed to have
generated earthquakes during the Quaternary period, but prior to Holocene times.
There are several active and potentially active fault zones that could affect the project site. The
faults within these zones include the Newport-Inglewood, Whittier, San Andreas, San Jacinto,
Malibu-Coast-Raymond, Palos Verdes, San Gabriel, and Sierra Madre-Santa Susana-Cucamonga
faults. The proposed project would be required to be in conformance with the Uniform Building
Code (UBC), the City’s Seismic Hazard Mitigation Ordinance, and other applicable standards.
Conformance with standard engineering practices and design criteria would reduce the effects of
seismic ground shaking to less than significant levels.
3) Seismic-related ground failure, including liquefaction? Potentially Significant Unless Mitigated.
Liquefaction is the loss of strength of cohesionless soils when the pore water pressure in the soil
becomes equal to the confining pressure. Liquefaction generally occurs as a “quicksand” type of
ground failure caused by strong groundshaking. The primary factors influencing liquefaction
potential include groundwater, soil type, relative density of the sandy soils, confining pressure, and
the intensity and duration of groundshaking. Based on the results of borings described in the
geotechnical report describing liquefaction analysis (GeoSoils, Inc., July 16, 2004 with letter
updates April 22, 2008 and October 15, 2014), the alluvial soils underlying portions of the
development site have a potential for liquefaction. They were evaluated in general accordance with
the recommendations provided in Publication 117 Guidelines for Analyzing and Mitigating
Liquefaction in California (California Division of Mines and Geology 1997) and Southern California
Earthquake Center (1999). The mitigation of damaging deformations resulting from liquefaction
may include one or more of the following: maintaining a 40-foot thick layer of non-liquefiable
material above the water table; provide in-place densification of liquefiable soils; or relocating to a
higher elevation on the site, completely underlain by cemented (i.e. dense) formational materials.
The Villa will be implementing the option to conduct in-place densification of liquefiable soils.
Mitigation Measure:
GEO-1 Mitigation for potential liquefaction will employ in-place densification of liquefiable soils with
the use of Vibro-Replacement Stone Columns. Vibro-Replacement Stone Columns extend
the range of soils that can be improved by vibratory techniques to include cohesive soils such
as those found at the project site. Densification and/or reinforcement of the soil with
compacted granular columns or “stone columns” is accomplished by either a top-feed or
bottom-feed method. Cohesive, mixed and layered soils generally do not densify easily when
subjected to vibration alone. The Vibro-Replacement Stone Column technique was
developed specifically for these soils, effectively extending the range of soil types that can
be improved with the deep vibratory process. With Vibro-Replacement Stone Columns,
columns of dense, crush stone are designed to increase bearing capacity, reduce settlement,
aid densification and mitigate the potential for liquefaction, and improve shear resistance.
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4) Landslides? Less Than Significant Impact. Landslides are mass movements of the ground that
include rock falls, relatively shallow slumping and sliding of soil, and deeper rotational or transitional
movement of soil or rock. However, according to the City of Oceanside General Plan, the project
site is not located within a known or highly suspected landslide area. Further, site stabilization and
soil compaction requirements required by project geotechnical investigation and design parameters
established by the most recent California Building Code (CBC) and the City’s Seismic Hazard
Mitigation Ordinance would reduce any potential impacts to less than significant levels.
b) Result in substantial soil erosion or the loss of topsoil? Potentially Significant Short Term
Construction Impact Unless Unmitigated. According to the Storm Water Quality Management Plan
(O’Day Consultants 2017) there are no areas of concern for soil erosion at the site; however, grading
and trenching during the construction phase of the project would displace soils and temporarily increase
the potential for soils to be subject to wind and water erosion. Implementation of the following mitigation
measures would reduce potential soil erosion impacts to less than significant levels.
Mitigation Measure:
GEO-2 The contractor will comply with standard engineering practices for erosion control and a
qualified soils engineer will monitor soil compaction during construction.
GEO-3 Prior to the issuance of any grading permit, a Storm Water Pollution Prevention Plan (SWPPP)
shall be prepared and submitted for review and approval by the City Engineer or his/her
designee. The approved SWPPP shall be implemented during the construction phase. The
SWPPP will consist of the selected BMPs, guidelines, and activities to carry out actions that
will prevent the pollution of storm water runoff. The SWPPP will also include the monitoring and
maintenance of the construction BMPs during the construction phase. The plan shall outline
methods that shall be implemented to control erosion from graded or cleared portions of the
site, including but not limited to straw bales, sandbags, soil binders, diversion fences, desilting
basins, etc. The Plan shall be prepared in accordance with the City’s grading ordinance, the
City’s water quality ordinance, and the latest National Pollutant Discharge Elimination System
(NPDES) Regional Permit subject to the satisfaction of the City Engineer or his/her designee.
c)

Be located on a geologic unit or soil that is unstable, or that would become unstable as a result of the
project, and potentially result in on- or off-site landslide, lateral spreading, subsidence, liquefaction or
collapse? Potentially Significant Impact Unless Mitigated. The potential for landslides or debris
flows was not observed on site (GeoSoils 2004 with letter update October 16, 2014). No water
extractions or similar practices are anticipated to be necessary that are typically associated with projectrelated subsidence effects. In addition, surface material which would be disrupted or displaced would
be balanced and re-compacted on-site during project construction. Adherence to standard engineering
practices would result in less than significant impacts related to subsidence of the land. Refer to
Response 14.6a, above. As stated above, and based on the results of borings described in the
geotechnical report describing liquefaction analysis (GeoSoils, Inc. July 16, 2004 with letter updates
April 22, 2008 and October 16, 2014), the alluvial soils underlying portions of the development site
have a potential for liquefaction. They were evaluated in general accordance with the recommendations
provided in Publication 117 Guidelines for Analyzing and Mitigating Liquefaction in California (California
Division of Mines and Geology 1997) and Southern California Earthquake Center (1999). The Villas
will be implementing the option to conduct in-place densification of liquefiable soils and adding posttension foundations to support the proposed structures. This is described above under 14.6(a)3
Mitigation Measure “GEO 1.”
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d) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building Code (1997), creating
substantial risks to life or property? Less Than Significant Impact. Laboratory test results (GeoSoils
2003 with letter update October 16, 2014) indicate the expansion of the on-site soils to be generally
low; however, the geotechnical results do not preclude on-site soils that could exhibit a medium
expansion potential. Adherence to standard engineering practices contained within the most recent
UBC will reduce any potential impacts to less than significant levels.

No Impact

Less than
Significant
Impact

Potentially
Significant
Unless Mit.

Potentially
Significant
Impact

e) Have soils incapable of adequately supporting the use of septic tanks or alternative wastewater disposal
systems where sewers are not available for the disposal of wastewater? No Impact. The proposed
project does not include the use of septic tanks or alternative wastewater disposal systems. Sewer
service will be provided by an existing public sewer line in Mission Avenue, which is adequate to serve
the project.

14.7 GREENHOUSE GAS EMISSIONS. Would the project:
a. Generate greenhouse gas emissions, either directly or indirectly, that
may have a significant impact on the environment?
b. Conflict with an applicable plan, policy or regulation adopted for the
purpose of reducing the emissions of greenhouse gases?
a) Generate greenhouse gas emissions, either directly or indirectly, that may have a significant impact on
the environment? Less Than Significant Impact. The Greenhouse Gas Assessment (Ldn Consulting,
Inc., February 8, 2017) used the California Emissions Estimator Model® (CaLEEMoD) to estimate
greenhouse gas emissions for the proposed project 5. As discussed in that report, the proposed project
will emit GHGs directly through the burning of carbon-based fuels such as gasoline and natural gas as
well as indirectly through the usage of electricity, water and from the anaerobic bacterial breakdown of
organic solid waste during both construction and the normal operation of the project (refer to Table 5.2
in that report). The proposed project would generate a total of approximately 881 Metric Tons (MT) of
CO2e each year under business as usual, which would not exceed California Air Pollution Control
Officers Association’s (CAPCOA) recommended 900 MT per year screening threshold for residential
and office projects. The City of Oceanside has established CAPCOA as the appropriate screening
threshold until such time that the City completes its update of the General Plan, preparation of a Climate
b)

5 Per the California Air Pollution Control Officers Association (CAPCOA) website: “The CalEEMod is a statewide land
use emissions computer model designed to provide a uniform platform for government agencies, land use planners,
and environmental professionals to quantify potential criteria pollutant and GHG emissions associated with both
construction and operations from a variety of land use projects. The model quantifies direct emissions from construction
and operation activities (including vehicle use), as well as indirect emissions, such as GHG emissions from energy use,
solid waste disposal, vegetation planting and/or removal, and water use. Further, the model identifies mitigation
measures to reduce criteria pollutant and GHG emissions along with calculating the benefits achieved from measures
chosen by the user. The model was developed for the CAPCOA in collaboration with the California Air Districts…The
model is a comprehensive tool for quantifying air quality impacts from land use projects throughout California. The
model can be used for a variety of situations where an air quality analysis is necessary or desirable such as preparing
CEQA or NEPA documents, conducting pre-project planning, and verifying compliance with local air quality rules and
regulations, etc.” (www.capcoa.org/caleemod/ )
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Action Plan (CAP) and establishes a local threshold 6.
Given this fact, the project would not be considered significant under CEQA or require GHG
mitigation to move forward. Implementation of the following design measures are required as a
condition to this project and will ensure that greenhouse gas impacts associated with the project
remain at a level considered less than significant.
•
•
•
•
•
•
•

Project would not provide Hearth Options.
Project would construct all facilities to at least Title 24, Energy Efficiency Standards for
Residential and Nonresidential Buildings of the California Energy Code (2016).
Project would implement a solid waste recycling program to comply with Assembly Bill-341 (to
reduce, recycle, or compost no less than 75 percent of solid waste generated by 2020). The
project will divert 25% more solid waste that is currently required.
Project would utilize only low flow water fixtures within the project with a goal to reduce indoor
water usage by 20%.
Project would utilize a low flow water design for outdoor areas to reduce water consumption by
20%.
Project would install LED lights for over 95% of the project which will reduce lighting loads by
75%.
Project would incorporate a daily shuttle service which could be utilized for shopping activities.

c) Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing the
emissions of greenhouse gases? Less Than Significant Impact. By implementing the design
measures above and maintaining emissions below the CAPCOA-recommended screening threshold
of 900 MT/year, the proposed project contributes to the goals set in the following regulations and
plans:
•
•

•
•

Executive Order S-3-05 (June 2005) adopts emissions targets for the State: reduction of
emissions to 1990 levels by 2020 (as embodied in AB32), reduction of emissions to 80 percent
below 1990 levels by 2050.
Assembly Bill (AB) 32—California Global Warming Solutions Act of 2006 requires that by 2020
the state’s greenhouse gas emissions be reduced to 1990 levels or from 545 metric tons as
projected as a 2020 baseline to 427 metric tons which would be required to meet the goal.
Significance thresholds have not been adopted, but are currently being discussed.
Senate Bill (SB) 97 (2007), a “companion” bill, directed amendments to the California
Environmental Quality Act (CEQA) statute to specifically establish that GHG emissions and
their impacts are appropriate subjects for CEQA analysis.
Executive Order B-30-15 (April 2015) sets the State’s GHG emissions target for 2030 at 40
percent below 1990 level. Similarly, SB32 (2016) requires that the California Air Resources
Board, in its next update to the AB32 Scoping Plan, “ensure that statewide greenhouse gas
emissions are reduced to at least 40 percent below the statewide greenhouse gas emissions
limit no later than December 31, 2030” (new Health and Safety Code Section 38566). (While
not a CEQA bill, SB 32 relates to CEQA in that the 2030 target will also carry over to CEQA
analyses and the ARB’s emissions reduction target will figure into GHG thresholds of
significance for CEQA documents at the lead agency level.)

6 On May 18, 2016, the City of Oceanside City Council authorized the preparation of a new General Plan element
dealing with energy use and associated greenhouse gas emissions. The County of San Diego is in the process of
developing its Climate Action Plan
(www.sandiegocounty.gov/pds/advance/climateactionplan.html ).
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San Diego Association of Government’s (SANDAG) Climate Action Strategy (March 2010),
which identifies climate change management goals related to smart growth, transportation,
energy use, and efficient buildings.
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14.8 HAZARDS AND HAZARDOUS MATERIALS. Would the project:
a. Create a significant hazard to the public or the environment through
the routine transport, use, or disposal of hazardous materials?
b. Create a significant hazard to the public or the environment through
reasonably foreseeable conditions involving the release of
hazardous materials into the environment?
c. Emit hazardous emissions or handle hazardous or acutely
hazardous materials, substances, or waste within one-quarter mile
of an existing or proposed school?
d. Be located on a site which is included on a list of hazardous materials
sites compiled pursuant to Government Code Section 65962.5 and,
as a result, would it create a significant hazard to the public or the
environment?
e. For a project located within an airport land use plan or, where such
a plan has not been adopted, within two miles of a public airport or
public use airport, would the project result in safety hazard for people
residing or working in the project area?
f. For a project within the vicinity of a private airstrip, would the project
result in a safety hazard for people residing or working in the project
area?
g. Impair implementation of or physically interfere with an adopted
emergency response plan or emergency evacuation plan?
h. Expose people or structures to a significant risk of loss, injury or
death involving wildland fires, including where wildlands are adjacent
to urbanized areas or where residences are intermixed with
wildlands?
a)

Create a significant hazard to the public or the environment through the routine transport, use, or
disposal of hazardous materials? Less Than Significant Impact. There is limited potential for some
medical waste to be generated by the proposed development primarily associated with the skilled
nursing unit. All medical waste would be disposed of with a licensed service, operating under all federal,
state, and local regulations. Aside from the possible generation of normal medical waste, the proposed
project would not involve the transport, use, or disposal of hazardous materials. Therefore, no
significant hazards would be created.

b)

Create a significant hazard to the public or the environment through reasonably foreseeable upset and
accident conditions involving the release of hazardous materials into the environment? Potentially
Significant Unless Mitigated. The proposed project is not anticipated to result in a release of
hazardous materials into the environment. However, during the short-term period of project
construction, there is the possibility of accidental release of hazardous substances such as spilling of
hydraulic fluid or diesel fuel associated with construction equipment maintenance. The level of risk
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associated with the accidental release of these hazardous substances is not considered significant due
to the small volume and low concentration of hazardous materials, and the implementation of best
management practices described below.
Mitigation Measure:
HAZ-1

The contractor will be required to use standard construction controls and safety procedures
that avoid and minimize the potential for accidental release of hazardous substances into the
environment. Short term impacts due to construction activities will be mitigated by
incorporating construction Best Management Practices (BMPs). Construction BMPs shall
comply with State Water Resources Control Board (SWRCB) Order No. 2009-0009-DWQ,
National Pollutant Discharge Elimination System (NPDES) General Permit (No. CAS000002)
for Storm Water Discharges Associated with Construction and Land Disturbance Activities
as amended by SWRCB Order No. 2010-0014-DWQ and Order No. 2012-0006-DWQ. The
contractor shall document any and all Construction BMPs in a Storm Water Pollution
Prevention Plan (SWPPP) that shall be kept on site during construction activities.

c)

Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed school? Less Than Significant Impact. The
proposed project would not emit hazardous emissions. Any and all medical waste generated by the
proposed project would be disposed of by a licensed service, operating under all federal, state, and city
regulations. Exposure to existing school facilities within a one-quarter mile radius of the project site,
such as the Mission Montessori School, with therefore be minimized.

d)

Be located on a site which is included on a list of hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a result, would it create a significant hazard to the public
or the environment? No Impact. The proposed project site is not included on a list of sites containing
hazardous materials, and would not result in a significant hazard to the public or to the environment.

e)

For a project located within an airport land use plan or, where such a plan has not been adopted, within
two miles of a public airport or public use airport, would the project result in a safety hazard for people
residing or working in the project area? Less Than Significant Impact. The proposed project site is
7.4 miles from Palomar Airport, and 1.6 miles from the Oceanside Municipal Airport. The Oceanside
Municipal Airport is covered in SANDAG’s Comprehensive Land Use Compatibility Plan (1981) for
regional airports and its associated Environmental Impact Report. The project site is outside the Airport
Influence Area as identified in the City’s General Plan (Figure LU-2). No safety hazard for the project
site has been identified for residents or workers in the area. The project is also situated outside the
noise contours modeled for the site that would result in a need for land use restrictions.

f)

For a project within the vicinity of a private airstrip, would the project result in a safety hazard for people
residing or working in the project area? Less Than Significant Impact. The proposed project site is
4.9 miles from the airstrip at the Marine Corps Air Station on the Marine Corps Base Camp Pendleton.
This distance minimizes any potential safety hazard resulting from implementing the proposed project
at this location. There are no other non-public airstrips nearby that would not result in a safety hazard
for people residing or working in the project area.

g) Impair implementation of or physically interfere with an adopted emergency response plan or
emergency evacuation plan? No Impact. The City of Oceanside has an Emergency Plan (2009) that
identifies evacuation routes, emergency facilities, the City personnel and equipment available to
effectively deal with emergency situations. The Oceanside Fire Department (OFD) provides emergency
medical care to victims of accidents or illness that occur within the City and handles all fire suppression
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and emergency preparation services. The proposed project would not impair or physically interfere
with adopted emergency response plans or emergency evacuation plans. No revisions to adopted
emergency plans would be would be required as a result of the proposed project.
h)

Expose people or structures to a significant risk of loss, injury or death involving wildland fires, including
where wildlands are adjacent to urbanized areas or where residences are intermixed with wildlands?
No Impact. The project would not expose people or structures to a risk of wildland fires because the
project site does not adjoin OFD adopted, State-designated wildland areas. There are no wildland areas
adjacent to the property. Areas of extreme hazard as identified by the OFD include the northern portion
of Morro Hills (about two miles away). Scattered residential development increases fire hazard, but the
project site has not been identified as one of these areas by the OFD. The nearest high-hazard area
identified by the OFD is south of Highway 76 along Old Grove Road (about ½ mile away). The site is
in the 3- to 5-minute response area for Station 3 and Station 7 of the OFD. The figure below shows the
location of hazardous wildland fire (fuel) areas in relation to the project area at the figure center (image
from CalFire 2009 7).

Figure 5. Hazardous wildland fire (fuel) areas in relation to the project area at the
center of the image. Red areas indicate Very High Hazard (CalFire 2009,
www.fire.ca.gov/fire_prevention/fhsz_maps_sandiego).

7 http://www.fire.ca.gov/fire_prevention/fhsz_maps_sandiego
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14.9 HYDROLOGY AND WATER QUALITY. Would the project:
a. Violate any water quality standards or waste discharge
requirements?
b. Substantially deplete groundwater supplies or interfere substantially
with groundwater recharge such that there would be a net deficit in
aquifer volume or a lowering of the local groundwater table level
(e.g., the production rate of pre-existing nearby wells would drop to
a level which would not support existing land uses or planned uses
for which permits have been granted)?
c. Substantially alter the existing drainage pattern of the site or area
including through the alteration of the course of a stream or river, in
a manner which would result in substantial erosion or siltation on- or
off- site?
d. Substantially alter the existing drainage pattern of the site or area,
including through the alteration of the course of a stream or river, or
substantially increase the rate or amount of surface runoff in a
manner which would result in flooding on or off site?
e. Create or contribute runoff water which would exceed the capacity of
existing or planned stormwater drainage systems or provide
substantial additional sources of polluted runoff?
f. Otherwise substantially degrade water quality?
g. Place housing within a 100-year flood hazard area as mapped on a
Federal Flood Hazard Boundary or Flood Insurance Rate map or
other flood hazard delineation map?
h. Place within a 100-year flood hazard area structures which would
impede or redirect flood flows?
i. Expose people or structures to a significant risk of loss, injury or
death involving flooding, including flooding as a result of the failure
of a levee or dam?
j. Inundation by seiche, tsunami, or mudflow?

a) Violate any water quality standards or waste discharge requirements? Potentially Significant Impact
Unless Mitigated. A Storm Water Quality Management Plan (SWQMP) has been prepared for the
project by O’Day Consultants Inc. (June 7, 2017), in compliance with the requirements established by
the San Diego Regional Water Quality Control Board (Order No. R9-2013-0001 and NPDES Order No.
CAS0109266). Additionally, a hydrology report was submitted to the City of Oceanside and reviewed
by staff. The hydrology report complies with the County of San Diego Hydrology & Drainage Manual.
Based on recommendations in this SWQMP, the project would incorporate into its construction and
post-construction such design measures and Best Management Practices (BMPs) that would lower
potential impacts to water quality to less than significant levels. The pollutants of concern for the
relevant water bodies (the San Luis Rey River and the Pacific Ocean at the mouth of the river) are
chloride, phosphorus, total nitrogen, total dissolved solids, and bacteria. The City of Oceanside defines
total dissolved solids as including nutrients, oxygen demanding substances, and pesticides. Secondary
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pollutants will be treated as well. Long runs of vegetated swales, bioretention facilities, and inlet filters
are the treatment control BMPs that will treat runoff before leaving the site and discharging into the
public concrete open channel at the southwest corner of the project site.
O’Day Consultants has visited the site and identified any areas of concern. There are not areas of
potential soil erosion. Pre-construction hydrological conditions affecting the downstream conditions of
concern shall be maintained by the proposed project, satisfactory to the City Engineer, by incorporating
the site design, source control, and treatment control requirements in compliance with the City of
Oceanside’s BMP Design Manual (February 2016). The proposed condition mimics the existing
condition and outfalls into the existing concrete open channel at the southwest corner of the property.
This is accomplished by directing the off-site run-on into a storm drain system that routes this was
independently from the on-site water until the on-site water has been treated. The on-site runoff is
directed to 3 treatment areas via sheet flow, gutter flow and/or storm drain systems that collected the
water into bioretention basins. This runoff will then be percolated through the specified 18 inches of soil
and 18 inches of gravel to an outfall storm drain. This storm drain then directs the treated runoff to
comingle with the off-site water and outfall at the existing concrete open channel at the southwest
corner of the property. Per the Drainage Study completed by O’Day Consultants (June 23, 2014): since
the Proposed Condition Drainage is less than the Ultimate Condition (used to design on-site/off-site
storm drains and model the ultimate buildout condition of the Mission San Luis Rey) per the PMDP, no
runoff detention is proposed. All drainage structures have been designed for the 100-year storm event.
The existing concrete open channel at the southwest corner of the property has been checked for
capacity. All treatment control BMPs will be located on private property and not within public easements.
Additional impacts related to water quality would range over three different phases of project
implementation: 1) during the earthwork and construction phase, when the potential for erosion,
siltation and sedimentation into on-site drainages would be the greatest; 2) following construction, prior
to the establishment of ground cover, when the erosion potential may remain relatively high; and 3)
following completion of the project, when impacts related to sedimentation would decrease markedly,
but those associated with site runoff would increase.
Compliance with the statewide National Pollutant Discharge Elimination System (NPDES) General
Permit for Storm Water Discharges Associated with Construction Activity would prevent stormwater
pollution from impacting waters of the U.S. in the vicinity of the project site. Implementation of the
mitigation measures identified below would reduce potential water quality impacts to less than
significant levels.
Mitigation Measures:
WQ-1. Refer to Mitigation Measure GEO 3, above.
WQ-2. The Storm Water Quality Management Plan (SWQMP) shall emphasize structural and nonstructural Best Management Practices (BMPs) in compliance with the National Pollution Discharge
Elimination System (NPDES) Regional Permit requirements. Specific measures include:
 All LID and Site Design BMPs minimize the introduction of pollutants and conditions of
concern to the maximum extent practicable (MEP). Extensive landscaping will maximize
plant canopy interception of rainwater. Vegetated buffer strips will be installed to promote
infiltration and initial canopy abstraction. Biofiltering, vegetated swales will be constructed
as described above, with long runs making up the majority of water quality treatment on
site. Some parking and street runoff will be diverted to these swales. Paved widths of
streets have been designed to minimum acceptable widths. Any runoff routing will take
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advantage of existing drainage patterns. To the maximum extent practicable, impervious
surfaces shall drain into adjacent landscaping or vegetated swales. All runoff will be safely
conveyed away from the tops of slopes. Slopes shall be planted with native or drought tolerant
vegetation. Sediment discharge will be greatly reduced after development due to the increase
in impervious surfaces, but will still be treated through vegetated swales.
 Source Control BMPs include storm water conveyance system stenciling and signage as
approved by the City of Oceanside with prohibitive language satisfactory to the City
Engineer. Legibility of the labels shall be maintained. All trash containers shall contain
attached lids that exclude rain or contain a roof or awning to minimize direct precipitation.
Storage areas shall be paved, screened or walled to prevent off-site transport of trash,
and designed not to allow run-on from adjoining areas. Irrigation systems shall employ
rain shutoff devices to prevent irrigation during precipitation and be designed to each
landscaped area’s specific water requirements consistent with the City of Oceanside’s
Landscape Development Manual. Irrigation of landscaped areas will use flow reducers or
shutoff valves triggered by a pressure drop top to control water loss in the event of a
broken sprinkler head or line. Training shall be provided to all landscaping and groundskeeping employees to stress the importance of a clean and orderly work environment for
the prevention of urban runoff contamination. Landscaping and grounds-keeping BMPs
will be implemented in accordance with the City’s Water Efficient Landscape Ordinance
(10-OR0412) and the Statewide Water Conservation in Landscape Act, and as described
in the City’s Commercial Urban Runoff Requirements Manual. All food services
employees shall be trained to stress the importance of a clean and orderly work
environment for the prevention of urban runoff contamination.
 Treatment Control BMPs are based on project design that treats runoff prior to Structural
Treatment BMPs. Three types of structural BMPs will treat runoff: 1) the vegetated swale,
which will treat low-flow runoff. Slopes of the swales will create velocities less than one
foot per second. The considerable length and low velocity will efficiently remove
sediment, nutrients, trash, metals, oil, grease, and organics. 2) Drain inlet inserts with oil
booms will treat for sediment, nutrients, trash, debris, and hydrocarbons will be installed
in areas not draining to vegetated swales, and 3) Bioretention Facilities will establish
filtration, retention, detention, evaporation, and water quality control.
WQ-3: Additionally, temporary BMP measures would include, but not be limited to:
 Siltation of drainage devices shall be handled through a maintenance program to remove
silt/dirt from channels and parking areas.
 Surplus or waste material from construction shall not be placed in drainage ways or
within the 100-year floodplain of surface waters.
 All loose piles of soil, silt, clay, sand, debris, or other earthen materials shall be protected
in a reasonable manner to eliminate any discharge to waters of the State.
 During construction, temporary gravel dikes shall be used as necessary to prevent
discharge of earthen materials from the site during periods of precipitation or runoff.
 Stabilizing agents such as straw, wood chips and/or soil sealant/dust palative shall be
used during the interim period after grading in order to strengthen exposed soil until
permanent solutions are implemented.
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 Revegetated areas shall be continually maintained in order to assure adequate growth
and root development.
b) Substantially deplete groundwater supplies or interfere substantially with groundwater recharge such
that there would be a net deficit in aquifer volume or a lowering of the local groundwater table level
(e.g., the production rate of pre-existing nearby wells would drop to a level which would not support
existing land uses or planned uses for which permits have been granted)? No Impact. The project
would not have the potential to substantially deplete groundwater supplies nor interfere with
groundwater recharge. Though the project would increase the impervious footprint of the site, the
project is not large enough to substantially deplete groundwater supplies or interfere substantially with
groundwater recharge. Potential dewatering activities associated with construction would be short-term
in nature, and would not substantially affect the groundwater table. The project would not have the
capacity to increase the amount of water consumed regionally through increased withdrawals from
groundwater sources. While the Mission currently uses well water for drinking and irrigation, the Villas
does not propose to use well water but rather will tie into City water in Mission Avenue to the south and
to Peyri Road to the north. No additional draw on the aquifer will result from the Villas project. With the
local ground water about 10 feet below the existing surface (whereas the aquifer that supplies drinking
water to the Mission is a couple of hundred feet deep and not part of the shallow ground water system),
the use of bioswales and abundant native landscaping will maximize infiltration back to the aquifer. Due
to all the above, any effect is less than significant.
c) Substantially alter the existing drainage pattern of the site or area, including through the alteration of
the course of stream or river, in a manner which would result in substantial erosion or siltation on- or
off-site? Less Than Significant Impact. The existing topography of the currently undeveloped 8-acre
site is relatively flat. It receives off-site drainage from three locations: north, west, and east. The site
runoff generally drains from the north and from the east to the southwest corner of the property. There
the existing runoff outfalls into an existing concrete open channel that runs to the west and parallel with
Mission Avenue.
To achieve a continuous slab on grade without elevation changes that would require stairs and ramps,
and to achieve proper drainage and utility connections, the site will require substantial fill of
approximately 71,900 cubic feet (cu ft) of soil (69,600 cu ft to be imported). A new 6 ft wall will be
constructed along the west property line adjacent to the Mission Manor mobile home park and the RV
Storage facility. This wall will serve as both a minor retaining wall and a decorative screen wall and will
be further screened by decorative hedges and trees. Additional retaining walls will be constructed along
portions of the easterly property line where existing slopes occur.
The Villas at Mission San Luis Rey drainage will mimic the existing condition and outfalls into the
existing concrete open channel at the southwest corner of the property. Separate systems will be
constructed to the east and west portion of the property to accept and direct the off-site run-on into a
storm drain system that routes this water to the existing concrete channel along Mission Avenue
independently from the on-site water until the on-site water has been treated. The on-site runoff is
directed to three treatment areas via sheet flow, gutter flow, and/or storm drain systems that collect the
water into bioretention basins. This runoff will then percolate through the specified 18 inches of soil and
18 inches of gravel to an outfall storm drain. The storm drain then directs this treated runoff to comingle
with the off-site water and outfall at the existing concrete open channel at the southwest corner of the
property. In accordance with the Drainage Study completed by O’Day Consultants (June 23, 2014, all
drainage structures have been designed for the 100-year storm event. The existing concrete open
channel at the southwest corner of the property has been checked for capacity. No significant changes
in drainage patterns associated with the proposed project are anticipated to occur.
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d) Substantially alter the existing drainage pattern of the site or area, including through the alteration of the
course of a stream or river, or substantially increase the rate or amount of surface runoff in a manner which
would result in flooding on- or off-site? Less Than Significant Impact. Refer to Response (c), above.
e) Create or contribute runoff water which would exceed the capacity of existing or planned stormwater
drainage systems or provide substantial additional sources of polluted runoff? Less Than Significant
Impact. Construction of proposed improvements may result in minor changes in the amount of runoff
due to an increase in the amount of impermeable surface area within the project site. As explained in
response (a) above, per the Drainage Study completed by O’Day Consultants (June 23, 2014): since
the Proposed Condition Drainage is less than the Ultimate Condition (used to design on-site/off-site
storm drains and model the ultimate buildout condition of the Mission San Luis Rey) per the PMDP, no
runoff detention is proposed. Surface runoff velocities, volumes and peak flow rates would have a nonsubstantial increase due to impervious surfaces. However, the proposed project would not have the
capacity to create or contribute runoff water which would exceed the capacity of existing or planned
stormwater drainage systems or provide substantial additional sources of water. Additionally, the
project site design incorporates features to minimize runoff; refer to responses (a) and (c) above.
f)

Otherwise substantially degrade water quality? Less Than Significant Impact. Discharge from the
proposed project through stormwater facilities would consist of non-point sources. Stormwater quality
is generally affected by the length of time since the last rainfall, rainfall intensity, urban uses of the area,
and the quantity of transported sediment. Typical urban water quality pollutants usually result from
motor vehicle operations, oil and grease residues, fertilizer/pesticide uses, and careless material
storage and handling. Majority of pollutant loads are usually washed away during the first flush of the
storm occurring after the dry-season period. However, due to the nature of the small project, and due
to the implementation of site design, source control, and treatment BMPs describe above in response
(a), project impacts in this regard are not considered to be significant.

g) Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard Boundary or
Flood Insurance Rate Map or other flood hazard delineation map? Less Than Significant Impact.
The Flood Insurance Rate map from the Federal Emergency Management Agency (FEMA), Community
Panel No. 06073C0752H, dated May 16, 2012, shows all of the subject property within Zone A99. This
zone is defined as “Areas to be protected from 1% annual chance flood event be a Federal flood
protection system under construction; no Base Flood Elevations determined.” The proposed project
area is within a 100-year flood hazard area protected by a federal levee that has already been
constructed. While the levee along the San Luis Rey River that would protect the site from the 100-year
flood has yet to be certified by FEMA, the levee has been constructed per plan and thus the probability
of flood is highly unlikely. In addition, the grading plan adds sufficient elevation to remove the project
site from the A99 flood hazard zone. Therefore, the impact of flood hazard is less than significant.
h) Place within a 100-year flood hazard area structures which would impede or redirect flood flows? No
Impact. Refer to response above (g). A levee is now present on the San Luis Rey River to protect from
floods, and all structures will be out of the 100-year flood hazard zone.
i)

Expose people or structures to a significant risk of loss, injury or death involving flooding, including
flooding as a result of the failure of a levee or dam? Less Than Significant Impact. As previously
stated, the project does not propose any new housing or building structures that would be exposed to
a 100-year flood hazard, once constructed, since project implementation will remove such structures
from the flood zone. However, as previously mentioned above, under Section 4.6, Geology and Soils,
the project area could be subject to ground shaking from various earthquakes due to its proximity to
the various fault zones. Ground shaking during a major earthquake on any of the regionally active or
potentially active faults may cause damage to the levee, resulting in temporary loss of fire flow pressure,
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and/or nominal downstream flooding. However, the volume of water released during a rupture of the
levee would be accommodated by the drainage swales and storm water management system drain the
project site and would not result in damage to residences in the vicinity. Adherence with the current
UBC design criteria relative to seismic events would reduce impacts to less than significant levels.

No Impact

Less than
Significant
Impact

Potentially
Significant
Unless Mit.

Inundation by seiche, tsunami, or mudflow? No Impact. There are no anticipated impacts to the
proposed project from seiche, tsunami or mudflow, as no topographical features or water bodies
capable of producing such events occur within the project site vicinity.

Potentially
Significant
Impact

j)

14.10 LAND USE AND PLANNING. Would the project:
a. Physically divide an established community?
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?
c.

Conflict with any applicable habitat conservation plan or natural
community conservation plan?

a) Physically divide an established community? No Impact. The proposed project will not have an impact
on the physical arrangement of an established community because the project site is being developed
on a single existing vacant lot, in accordance with the surrounding land uses and in accordance with
the Mission planned development plan. Therefore, no impacts are anticipated to occur.
b) Conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction over the
project (including, but not limited to the general plan, specific plan, local coastal program, or zoning
ordinance) adopted for the purpose of avoiding or mitigating an environmental effect? No Impact. The
proposed project is consistent with the General Plan Land Use Element’s designation for the project
site and with the Official Zoning Map designation of the property. The project implements the land use
designation, development regulations and design guidelines established for the site as set forth within
the Mission San Luis Rey de Francia PD Plan. The PD Plan was approved by the City Council on
October 1, 2003 by Ordinance No. 03-OR610-1 and an amendment to the PD Plan was approved by
the Planning Commission on September 8, 2009 by Resolution No. 2009-P01. The area subject to this
application is identified in that document as Plan Area 9, which designates the area for the proposed
retirement home. Therefore, no impacts would occur in this regard.
c) Conflict with any applicable habitat conservation plan or natural community conservation plan? No
Impact. Refer to Response 14.4(f) above, which concludes the project would not conflict with the 2005
Draft Oceanside Subarea Plan (SAP) of the North County MHCP (2003). The project site is mapped
as “Disturbed” in the City’s SAP. The site’s Disturbed Habitat and Non-native Vegetation require no
mitigation per the Subarea Plan. The Subarea Plan map shows a small area of natural vegetation to
the east, a stand of mature willows, which will not be impacted by the project. No on-site avoidance or
off-site mitigation is required.
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14.11 MINERAL RESOURCES. Would the project:
a. Result in the loss of availability of a known mineral resource that
would be of value to the region and the residents of the state?
b. Result in the loss of availability of a locally-important mineral
resource recovery site delineated on a local general plan, specific
plan or other land use plan?

No Impact

Result in the loss of availability of a locally-important mineral resource recovery site delineated on a
local general plan, specific plan or other land use plan? No Impact. Refer to Response 14.10a, above.

Less than
Significant
Impact

b)

Potentially
Significant
Unless Mit.

Result in the loss of availability of a known mineral resource that would be of value to the region and the
residents of the state? No Impact. The City’s General Plan and Zoning Ordinance would not permit any
mineral extraction on or within the vicinity of the project site. Therefore, the project would have no impact.

Potentially
Significant
Impact

a)

14.12 NOISE. Would the project:
a. Exposure of persons to or generation of noise levels in excess of
standards established in the local general plan or noise ordinance,
or applicable standards of other agencies?
b. Exposure of persons to or generation of excessive 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?
d. A substantial temporary or periodic increase in ambient noise levels
in the project vicinity above levels existing without the project?
e. For a project located within an airport land use plan or, where such
a plan has not been adopted, within two miles of a public airport or
public use airport, would the project expose people residing or
working in the project area to excessive noise levels?
f. For a project within the vicinity of a private airstrip, would the project
expose people residing or working in the project area to excessive
noise levels?
a) Exposure of persons to or generation of noise levels in excess of standards established in the
local general plan or noise ordinance, or applicable standards of other agencies? Less than
Significant Impact. The proposed project would create a short-term impact in terms of
construction noise. Noise generated by construction equipment, including trucks, graders,
scrapers, bulldozers, backhoes, and other equipment, may temporarily impact nearby sensitive
receptors.
The City’s General Plan Noise Element identifies the following standards for construction noise:
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1. It should be unlawful for any person within any residential zone or 500' therefrom to
operate any pile driver, power shovel, pneumatic, power hoist, or other construction
equipment between 8 PM and 7 AM generating an ambient noise level of 50dBA at any
property line, unless an emergency exists.
2. It should be unlawful for any person to operate any construction equipment at a level in
excess of 85dBA at 100' from the source.
3. It should be unlawful for any person to engage in construction activities between 6 PM
and 7 AM when such activities exceed the ambient noise level by 5dBA. A special permit
may be granted by the Director of Public Works if extenuating circumstances exist.
The City has also adopted a Noise Control Ordinance, (Chapter 38 of the City’s Municipal Code)
which governs nuisance noise but which does not expressly address construction noise.
Construction noise activity can be in excess of 90 dBA (peak) at 50 ft from the source. More typical
noise levels for the type of equipment to be used at this site have averaged noise levels in the mid70s to mid-80s dBA at 50 ft (FHWA Construction Noise Handbook 2017). Thus, noise levels
anticipated during construction of the proposed Project would not exceed the City General Plan
Noise Element threshold of 85 dBA at 100 ft. Also, all vehicles and equipment will use available
noise suppression devices and be equipped with mufflers during construction activities.
To comply with the General Plan Noise Element and the California Building Code building
construction work hours shall be limited to between 7 AM. and 6 PM Monday through Friday, and
on Saturday from 7 AM to 6 PM for work that is not inherently noise-producing. Examples of work
not permitted on Saturday are concrete and grout pours, roof nailing and activities of similar noiseproducing nature. No work shall be permitted on Sundays and Federal Holidays (New Year’s Day,
Memorial Day, July 4th, Labor Day, Thanksgiving Day, Christmas Day) except as allowed for
emergency work under the provisions of the Oceanside City Code Chapter 38 (Noise Ordinance).
Due to the restricted hours, equipment restrictions, and relatively short period of construction, noise
resulting from construction related activities is not considered a significant impact. Day-to-day
operational noise generation at the Villas is expected to be well within the standards of the City
General Plan Noise Element and Noise Ordinance, and less than significantly above the ambient
noise environment created by Highway 76 due to screening and protection of delivery and other
vehicles accessing the site. Therefore, the expected noise generation to surrounding property for
operation of the Villas is less than significant.
b) Exposure of persons to or generation of excessive groundborne vibration or groundborne noise levels?
Less Than Significant Impact. The amounts of construction required for the proposed facility is not
anticipated to generate excessive groundborne vibrations or noise levels. Additionally, this Project is
not anticipated to include pile driving activities, therefore, ground borne vibration is not expected to
occur. Due to the temporary nature of construction activities, impacts in this regard are considered to
be less than significant. Since the project will remain in compliance with the City’s Noise Element
regarding construction activity at all times, as discussed above, less than significant groundborne
vibration or noise is anticipated. For day-to-day operations, conformity with structural design outlined
in the Uniform Building Code would reduce any potential impacts to less than significant levels. Delivery
vehicles typically making weekly or sometimes biweekly deliveries of food and other supplies, are not
high volume or at concentrated times. Additionally, the building will eliminate significantly or completely
any groundborne vibration or groundborne noise to adjacent lots to the north, south, and east. Most
deliveries are in small or moderate sized vehicles that can easily maneuver the site to the protected
delivery area.
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c) A substantial permanent increase in ambient noise levels in the project vicinity above levels existing
without the project? Potentially Significant Impact Unless Mitigated. Due to the nature and scope
of the proposed project a permanent increase in the ambient noise level in the project vicinity would
not occur. The only potentially significant noise levels would be generated from construction-related
activities. These levels would be restricted by the standards established within the City’s Noise
Ordinance as described above, and would cease with project completion. Operationally, although there
will be some delivery vehicles typically making weekly or sometimes biweekly deliveries of food and
other supplies, though these are not high volume or at concentrated times. The vast majority of
deliveries are scheduled during the day, with very few exceptions. All deliveries are expected to be
made on the west side of the building in a protected and screened area. The building will block noise
transmission to the north, south, and east. Most deliveries are in small- or moderate-sized vehicles that
can easily maneuver the site to the protected delivery area. Moreover, the operation of the project
includes use of a trash compactor unit, to be located in the designated delivery area on the west side
of the development. Use of the trash compactor and the proposed waste management for the project
will reduce the need for large trash receptacles across the property. Fewer dispersed trash receptacles
correlates directly with fewer trash truck visits, which in turn reduces vehicle trips and noise. However,
the location of the trash compactor and its orientation as well as proximity to residents in the adjoining
neighborhood situated to the west could result in potentially significant nuisance noise impacts if
operated during times of the day when residents are more sensitive to noise. To reduce the potential
for such impact, mitigation is appropriate:
NOI-1:

The trash compactor shall only be operated between the hours of 7:00 AM to 10:00 PM
during weekdays, 8:00 AM to 6:00 PM on Saturdays, and shall not be operated on Sundays
to ensure residents to the west are not impacted by nuisance noise.

d) A substantial temporary or periodic increase in ambient noise levels in the project vicinity above levels
existing without the project? Less Than Significant Impact. As noted above, the implementation of
the proposed project may result in short-term increased noise levels within the project vicinity due to
construction activities. This temporary condition would cease upon project completion and is subject to
the City’s noise mitigation guidelines.
e) For a project located within an airport land use plan or, where such a plan has not been adopted, within
two miles of a public airport or public use airport, would the project expose people residing or working
in the project area to excessive noise levels? Less Than Significant Impact. The proposed project is
7.4 miles from Palomar Airport and 1.6 miles from the Oceanside Municipal Airport. The Oceanside
Municipal Airport is covered in SANDAG’s Comprehensive Land Use Compatibility Plan (1981) for
regional airports and its associated Environmental Impact Report. According to this and the City’s
General Plan (Figure LU-2), the project site is outside the Airport Influence Area. The project is outside
the noise contours modeled for the site that would result in a need for restrictions on schools and other
facilities based on noise or any other airport-related incompatibility. There are no other non-public
airstrips nearby that would result in excessive noise for people residing or working in the project area
(the Marine Corps Air Station airstrip is 4.6 miles away).
f)

For a project within the vicinity of a private airstrip, would the project expose people residing or working
in the project area to excessive noise levels? No Impact. The proposed project site is not located
within the vicinity of a private airstrip and would not expose people residing or working in the project
area to excessive noise levels.
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14.13 POPULATION & HOUSING. Would the project:
a. Induce substantial population growth in an area, either directly (for
example, by proposing new homes and businesses or indirectly (for
example, through extension of roads or other infrastructure)?
b. Displace substantial numbers of existing housing, necessitating the
construction of replacement housing elsewhere?
c. Displace substantial numbers of people, necessitating the
construction of replacement housing elsewhere?
a) Induce substantial population growth in an area, either directly (for example, by proposing new homes
and businesses) or indirectly (for example, through extension of roads or other infrastructure)? Less
Than Significant Impact. The proposed project would not induce growth through the extension or
expansion of major capital infrastructure. No impacts to population and housing beyond those identified
within the City’s General Plan would occur.
b) Displace substantial numbers of existing housing, necessitating the construction of replacement housing
elsewhere? No Impact. The proposed project site is currently vacant; it would not require the removal
existing housing, and therefore would not necessitate the construction of replacement housing elsewhere.

No Impact

Less than
Significant
Impact

Potentially
Significant
Unless Mit.

Potentially
Significant
Impact

c) Displace substantial numbers of people, necessitating the construction of replacement housing
elsewhere? No Impact. Refer to Response 14.12a and 14.12b, above.

14.14 PUBLIC SERVICES. Would the project result in substantial
adverse physical impacts associated with the provision of new or
physically altered governmental facilities, need for new or
physically altered governmental facilities, the construction of
which could cause significant environmental impacts, in order to
maintain acceptable service ratios, response times or other
performance objectives for any of the public services:
Fire Protection?
Police Protection?
Schools?
Parks?
Other public facilities?
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1) Fire protection? No Impact. Proposed project implementation would not result in substantial adverse
physical impacts associated with the provision of new or physically altered fire protection facilities. The
area will continue to have adequate fire protection. The Oceanside Fire Department (OFD) operates
Fire Station #7 on Mission Ave, between State Route 76 and Foussat Rd. Station 7 is 1.2 miles
(approximately 4 minutes) to the west from the access to the proposed Project. The OFD has an 80th
percentile response time of 8:35 mins in the San Luis Rey planning area (Systems Planning Corporation
2012). This included a 6:00-min travel time which would be less for this project which could potentially
lower 80th percentile response time to less than 7 mins. The National Fire Protection Association
(NFPA) National Standard recommends a response time of 6:00 mins for medical incidents and 6:20
mins for fires and special emergencies, 90 percent of the time. A less stringent goal of 80 percent is
reasonable for Oceanside, because undeveloped areas like Morro Hills skew the results. The expected
response time is very close to the adjusted NFPA standard.
2) Police protection? No Impact. There are no significant impacts related to police protection or service
anticipated with implementation of the proposed project. The project is consistent with the City’s
population and housing growth, and related expansion of police services, as described in the General
Plan and the Oceanside Police Department Master Plan. The policy of a maximum response time of 5
minutes for all Priority I and II emergency service calls would remain intact, as would other service
levels described in those plans. The San Luis Rey Housing and Neighborhood Service Resource
Center, staffed by Senior and other volunteers, assists in supporting police efforts in the area.
3) Schools? No Impact. Because of the nature of the facility, implementation of the proposed project
would neither result in an increase in the number of families with children at the site and the need for
the construction of additional school facilities, nor has it been identified as a potential school site in
the City General Plan or public education long-range facility or master planning processes. Therefore,
no impacts in this regard will occur. Mission San Luis Rey will continue to be a field trip destination for
schools in the area, particularly fourth-grade classes studying the California Mission Period.
4) Parks? No Impact. Implementation of the proposed project will not affect any existing park facilities
nor increase the demand for additional recreational facilities. The City of Oceanside’s General Plan and
Master Plan of Parks and Recreation strive to provide 5.0 acres of community parks per 1,000 residents
within the City. The planned project is self-contained with respect to park-like recreational amenities for
Seniors residing at the Villa, and is a recreational enhancement for those residents. Pathways and
interpretive trails emanating from the Villa will blend with those used by visitors to the Mission,
supporting certain of the Mission’s primary themes of historic and ecological education. Therefore, no
impacts to parks are anticipated as a result of this project.
5) Other public facilities? No Impact. No significant impacts to other public facilities are anticipated to
occur with project implementation. Water and wastewater plans are discussed under Utilities and
Service Systems (14.18).
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14.15 RECREATION. Would the project:
a. Would the project increase the use of existing neighborhood and
regional parks or other recreational facilities, such that substantial
physical deterioration of the facility would occur or be accelerated?
b. Does the project include recreational facilities or require the
construction or expansion of recreational facilities, which might have
an adverse physical effect on the environment?

No Impact

Does the project include recreational facilities or require the construction or expansion of recreational
facilities which might have an adverse physical effect on the environment? No Impact. Implementation
of the proposed retirement and continuing care community includes private recreational facilities as
shown in the its Landscape Concept Plan to include many walkways, pedestrian paths, and gardens.
No need to construct or expand additional recreational facilities is forecast.

Less than
Significant
Impact

b)

Potentially
Significant
Unless Mit.

Would the project increase the use of existing neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of the facility would occur or be accelerated? No
Impact. Implementation of the proposed continuing care retirement community will not generate an
increase in demand on existing public or private parks or other recreational facilities that would result
in or substantial or accelerated physical deterioration of such facilities. The proposed project includes
private recreational facilities for use by residents.

Potentially
Significant
Impact

a)

14.16 TRANSPORTATION/TRAFFIC. Would the project:
a. Conflict with an applicable plan, ordinance or policy establishing
measures of effectiveness for the performance of the circulation system,
taking into account all modes of transportation including mass-transit
and non-motorized travel and relevant components of the circulation
system, including but not limited to intersections, streets, highways and
freeways, pedestrian and bicycle paths, and mass transit?
b. Conflict with an applicable congestion management program,
including, but not limited to level of service standards and travel
demand measures, or other standards established by the county
congestion/management agency for designated roads or highways?
c. Result in a change in air traffic patterns, including either an increase
in traffic levels or a change in location that results in substantial
safety risks?
d. Substantially increase hazards due to a design feature (e.g., sharp
curves or dangerous intersections) or incompatible uses (e.g., farm
equipment)?
e. Result in inadequate emergency access?
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Conflict with adopted policies, plans, or programs regarding public
transit, bicycle, or pedestrian facilities, to otherwise decrease the
performance or safety of such facilities?

A traffic study was completed for the proposed Villa at San Luis Rey project (Darnell & Associates,
November 9, 2017). It was prepared under the assumption of 222 units in the retirement community.
a) Conflict with an applicable plan, ordinance or policy establishing measures of effectiveness for the
performance of the circulation system, taking into account all modes of transportation including masstransit and non-motorized travel and relevant components of the circulation system, including but not
limited to intersections, streets, highways and freeways, pedestrian and bicycle paths, and mass
transit? Less Than Significant Impact. The project has less than significant impacts at the Mission
Avenue/Rancho del Oro Drive, Mission Avenue/Douglas Drive, Mission Avenue/West Driveway, and
Mission Avenue/East Driveway intersections under any of the analyzed conditions. Daily levels of
service for Mission Avenue roadway segment in the project vicinity operates with acceptable levels of
service under existing and buildout (for the year 2030) conditions with and without the proposed project.
Darnell & Associates calculated the trip generation as follows based on Institute of Transportation
Engineers (ITE) surveys. The proposed Villa de San Luis Rey Retirement Community will generate 694
daily trips, 32 AM peak hour trips, and 49 PM peak hour trips. The previously approved Mission San
Luis Rey Expansion Master Plan assumed the proposed project site would consist of 200 retirement
center units, generating 800 daily trips, 40 AM peak hour trips, and 56 PM peak hour trips. The net
decrease between the approved project and the currently proposed project is 106 fewer daily trips, 8
fewer AM peak hour trips, and 7 fewer PM peak hour trips.
Trip General Rates and Calculations Summary
Trip Generation Rates
AM Peak Hour
PM Peak Hour
Land Use (a)
Daily (b)
Total - %
Total - %
% In
% Out
% In
% Out
of Daily
of Daily
Retirement Center
4 trips/unit
5%
40%
60%
7%
60%
40%
Assisted Living Care
2.5 trips/unit
4%
60%
40%
8%
50%
50%
Proposed Project Trip Generation
AM Peak Hour
PM Peak Hour
Number
Land Use
Daily
Units
Total
In
Out
Total
In
Out
Independent
92 units
368
18
7
11
26
16
10
Living
Assisted Living
105 units
263
11
7
4
21
10
11
Memory Care
25 units
63
3
2
1
2
1
1
TOTAL
222 units
694
32
16
16
49
27
22
Approved Master
Plan Retirement
200 units
800
40
16
24
56
34
22
Center
NET CHANGE
+22 units
-106
-8
0
-8
-7
-7
0
(a) Land Use designations are based on SANDAG trip generation categories. Retirement community rates have been
applied to the retirement center (92 supported independent living units). Congregate care rates have been applied to
the assisted care area (105 assisted living units and 25 memory care units).
(b) Trip generation rates are based on SANDAG’s (Not So) Brief Guide of Vehicular Traffic Generation Rates for the San
Diego Region, April 2002.
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All project study area intersections were evaluated under three scenarios including existing condition,
existing plus project, and existing plus project plus cumulative. Discussions with City staff identified six
(6) projects are to be included in the cumulative analysis (as presented in Darnell & Associates 2016).
Trip generation from these projects results in 73,151 daily, 4,608 AM peak and 7,458 PM peak hour
trips. The level of service analysis was conducted using the Synchro Software Version 8.0, which is
consistent with the highway capacity manual (HCM) method and complies with the City of Oceanside
requirements. Based on estimated trip generation, the traffic report evaluated service levels at
potentially affected intersections including the following:
•
•
•
•

Mission Avenue and Rancho del Oro (signalized)
Mission Avenue and Douglas Drive (signalized)
Mission Avenue/East Project Driveway (one-way stop controlled)
Mission Avenue/West Project Driveway (one-way stop controlled)

The City of Oceanside refers to the San Diego Traffic Engineer’s Council (SANTEC) and the Institute of
Transportation Engineers (ITE) Guidelines for Traffic Impact Studies (TIS) in the San Diego Region, March
2, 2000 to determine the significance of traffic impacts in regards to requiring mitigation for intersections.
Consistent with the City of Oceanside criteria, the SANTEC/ITE TIS Guidelines considers an increase in
delay time of two (2) seconds or less at intersections operating at LOS D, E, or F to be insignificant. Since
the City of Oceanside considers LOS “D” to be an acceptable level of service for intersection operations, the
criteria is only applied to situations where the intersection operates at LOS “E” or worse.
With respect to roadway segments, the City of Oceanside strives to maintain an average daily operating
condition of LOS “C” or better. If the project affects a street segment that operates, or is projected to
operate at less than LOS “C,” regardless of peak hour analysis, various and creative measures shall
be prepared, proposed, and provided to the City for review to enhance roadway capacity to mitigate
traffic impacts. Where various and creative measures to the problem have been prepared and will be
implemented, yet are not sufficient to fully mitigate traffic impacts, then LOS “D” during the peak hour
periods is considered acceptable. Two types of traffic related impacts are identified: direct traffic
impacts and cumulative traffic impacts. Direct impacts are calculated where project-added traffic
resulted in degradation in LOS from accepted LOS “D” or better to below LOS “D” conditions.
Cumulative impacts are identified where the project-added traffic resulted in a significant increase in
intersection delay or street segment volume-to-=capacity ratios over the allowable thresholds (e.g.,
volume-to-capacity increase of 0.02, speed increase of 1 mile per hour, and intersection delay of 2
seconds) at locations with pre-existing LOS deficiencies (LOS “E” or “F”).
The 2016 Traffic Impact Study (Darnell & Associates) identifies that the project will have no significant
impacts and thus no mitigation measures are required. Its conclusions include:
•
•
•
•

Analysis of the study area intersections for Direct Impacts found the addition of project traffic
to each intersection to operate at LOS “D” or better. Therefore, the project does not have any
direct impacts and no mitigation is required.
Analysis of the study area roadway segments for Direct Impacts found the project traffic does
not create any significant impacts. Therefore, no mitigation is required.
Analysis of the study area intersections for Cumulative Impacts found the addition of project
traffic to each intersection to operate at LOS “D” or better. Therefore, the project does not have
any significant impact and no mitigation is required.
Analysis of the study area roadway segments for Cumulative Impacts found Mission Avenue
between Douglas Drive and Rancho Del Oro to operate at LOS “D.” East of Rancho Del Oro,
Mission Avenue will operate at LOS “F” with and without the project. The projects increase
volume-to-capacity is 0.0009 and is less than the City’s allowable 0.02 threshold of significance.
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Therefore, the project does not create a significant impact and no mitigation is required.
Analysis of the study area intersections for Build-out 2030 traffic volumes found the project
does not have any significant impacts on the intersections and/or roadway segments
analyzed. Therefore, no mitigation is required.

b) Conflict with an applicable congestion management program, including, but not limited to level of
service standards and travel demand measures, or other standards established by the county
congestion/management agency for designated roads or highways? Less Than Significant Impact.
In October 2009, the San Diego region elected to be exempt from the State Congestion Management
Plan (CMP) program. As it related to CMP Monitoring, the City had determined the only deficient
segment within the City was the segment of State Route 76 (a Caltrans facility) from Melrose Drive to
the eastern City limit. SANDAG has been abiding by 23 CFR 450.320 to ensure the region’s continued
compliance with the federal congestion management process through existing planning and
performance activities such as the Regional Transportation Plan. Refer to Response 14.16a, above
for details demonstrating the project would not increase congestion in the project vicinity.
c)

Result in a change in air traffic patterns, including either an increase in traffic levels or a change in
location that results in substantial safety risks? No Impact. Due to the nature and scope of the
proposed project, project implementation would not have the capacity to result in a change in air traffic
patterns.

d) Substantially increase hazards due to a design feature (e.g., sharp curves or dangerous intersections)
or incompatible uses (e.g., farm equipment)? No Impact. No public roadways are proposed as part of
the project, therefore, no impacts regarding design features or incompatible uses would occur. Both
entrances to the retirement center will be have one-way stop signs.
e) Result in inadequate emergency access? No Impact. Adequate emergency access shall be provided
during both short-term construction and long-term operation of the proposed project. The proposed
project has been designed with two ingress and egress points located at the east and west property
lines fronting Mission Avenue that serve only the Villas retirement center without mixing with other
Mission-related traffic. These access points continue into the property and provide full circulation drive
aisles around the project with access to the building entry lobbies, all on-site parking areas and the
loading and service areas. A gated emergency access gate with fire department access devices will
be located at the far north of the project with access to North El Camino Real. Drive aisle widths of 28
feet and 35 feet have been designed to accommodate fire access; the 35-foot drive aisles are to be
located directly adjacent to the development’s three-story structures. A fire access road has also been
incorporated at the southern-most portion of the property fronting Mission Avenue. The eastern drive
entrance point will allow full movement in and out of the retirement center, while the western driveway
will have right in and out movement to and from the site. Impacts are not anticipated to be significant.
f)

Conflict with adopted policies, plans, or programs regarding public transit, bicycle, or pedestrian
facilities, to otherwise decrease the performance or safety of such facilities? No Impact. Project
implementation would enhance rather than conflict with adopted policies, plans, or programs supporting
alternative transportation. Considering the nature of this project as an assisted living facility, not all
residents will have their own cars. A shuttle will be provided to residents for local excursions (e.g.,
shopping, dining, errands). Accessible pedestrian pathways have been incorporated throughout the
site. Sidewalk improvements along the project’s Mission Avenue frontage are also planned; this
provides increased opportunity for pedestrian connectivity as Mission Avenue sidewalk improvements
are potentially installed by current land uses or other developments to the east and west of The Villas.
Impacts are not anticipated in this regard.
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14.17 TRIBAL CULTURAL RESOURCES. Would the project cause
substantial adverse change in the significance of a tribal cultural
resource, defined in Public Resources Code section 21074 as
either a site, feature, place, cultural landscape that is
geographically defined in terms of the size and scope of the
landscape, sacred place, or object with cultural value to a
California Native American tribe, and that is:
a. Listed or eligible for listing in the California Register of
Historical Resources, or in a local register of historical
resources as defined in Public Resources Code section
5020.1(k), or
b. A resource determined by the lead agency, in its discretion
and supported by substantial evidence, to be significant
pursuant to criteria set forth in subdivision (c) of Public
Resources Code Section 5024.1. In applying the criteria set
forth in subdivision (c) of Public Resources Code Section
5024.1, the lead agency shall consider the significance of the
resource to a California Native American tribe.
a) Listed or eligible for listing in the California Register of Historical Resources, or in a local register of
historical resources as defined in Public Resources Code section 5020.1(k)? Potentially Significant
Impact Unless Mitigated. Refer to Response 14.5a above. The Mission San Luis Rey de Francia
and an area approximately one-half mile around the Mission are listed on the National Register of
Historic Places (Site P-37-000241/ CA-SDI-241/ W-1283). The San Luis Rey Mission Church is
designated as a California Historic Resource (Landmark Plaque Number N52, Registration Date:
4/15/1970). The Mission area is also designated as a California Historical Landmark (“Historic
Preservation Area No. 1-Mission San Luis Rey”).
Cultural resources were identified within the proposed project’s Area of Potential Effects (APE) that are
consistent and likely associated with the Mission San Luis Rey de Francia, including: historic-period
milk glass, prehistoric-period ceramics (Tizon brown ware), and evidence of prehistoric-period stone
tool manufacture. Faunal remains were also noted in the form of a bone fragment along with
unidentifiable invertebrate shell fragments and whole Chione spp. Shells. In the northern third of the
proposed project’s APE the potential for subsurface historic- and prehistoric-period cultural resources
is generally considered low to moderate. In the southern two-thirds of the proposed project’s APE the
potential for subsurface historic- and prehistoric-period cultural resources is generally considered
moderate to high. Holocene-age alluvium, which has moderate sensitivity for cultural resources, may
be present below the 0.5 feet of colluvium/topsoil. As a result of the discovery of evidence of prehistoric
and Mission-era activity within the proposed project’s APE that is likely related to use during the Mission
area as a garden, the boundary of Site P-37-000241/ CA-SDI-241/ W-1283/ Mission San Luis Rey de
Francia has been extended to the southwest to include most of the Project APE (Spindrift 2017).
A search of the Sacred Lands File by the California Native American Heritage Commission (NAHC)
failed to indicate the presence of traditional cultural places or Native American cultural resources within
the Project APE. The NAHC provided a list of individuals and organizations in the Native American
community that may be able to provide information about unrecorded sites in the project vicinity
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(Spindrift 2017 Appendix B). All persons and organizations on this list were contacted on 18 October
2016 by email or fax or on 19 October 2016 by certified mail requesting information about unrecorded
cultural resources that may exist within the current Project APE, and any concerns regarding sacred
sites or traditional cultural properties in the vicinity that might be affected by the proposed action.
Spindrift received an email on 21 October 2016 from Victoria Harvey, Agua Caliente Band of Cahuilla
Indians (ACBCI) Archaeological Monitoring Coordinator. It stated, “Thank you for including us in the
consultation process for this project. However, a records check of the ACBCI cultural registry revealed
that this project is not located within the Tribe’s Traditional Use Area (TUA). Therefore, we defer to the
other tribes in the area. This letter shall conclude our consultation efforts.”
Spindrift also received a letter on 31 October 2016 from Shasta Gaughen, Pala Band of Mission Indians
Tribal Historic Preservation Officer. The letter stated, “We have consulted our maps and determined
that the project as described is not within the boundaries of the recognized Pala Indian Reservation. It
is, however, within the boundaries of the territory that the tribe considers its Traditional Use Area (TUA).
Therefore, we request to be kept in the information loop as the project progresses and would appreciate
being maintained on the receiving list for project updates, reports of investigations, and/or any
documentation that might be generated regarding previously reported or newly discovered sites.
Further, recommend archaeological monitoring given the proximity of known cultural and historic
resources. If the project boundaries are modified to extend beyond the currently proposed limits, we
request updated information and the opportunity to respond to your changes.”
The San Luis Rey Band of Mission Indians have historically had the greatest degree of interest and
involvement in the Mission San Luis Rey de Francia. The San Luis Rey Band has previously worked
with the City to develop a set of standard mitigation measures that would satisfactorily address potential
impacts to Native American cultural resources. The mitigation measures proposed under Section 14.5
comply with the requests above and would reduce any impacts to potential tribal cultural resources to
a level below significant.
b) A resource determined by the lead agency, in its discretion and supported by substantial evidence, to
be significant pursuant to criteria set forth in subdivision (c) of Public Resources Code Section
5024.1? In applying the criteria set forth in subdivision (c) of Public Resources Code Section 5024.1,
the lead agency shall consider the significance of the resource to a California Native American tribe.
Potentially Significant Impact Unless Mitigated. Refer to Response a, above.
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14.18 UTILITIES AND SERVICE SYSTEMS. Would the project:
a. Exceed wastewater treatment requirements of the applicable
Regional Water Quality Control Board?
b. 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?
c. 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?
d. Have sufficient water supplies available to serve the project from
existing entitlements and resources, or are new or expanded
entitlements needed?
e. Result in a determination by the wastewater treatment provider
which serves or may serve the project that it has adequate capacity
to serve the project’s projected demand in addition to the provider’s
existing commitments?
f. Be served by a landfill with sufficient permitted capacity to
accommodate the project’s solid waste disposal needs?
g. Comply with federal, state, and local statutes and regulations related
to solid waste?
a) Exceed wastewater treatment requirements of the applicable Regional Water Quality Control Board?
No Impact. The proposed project would comply with and not exceed wastewater treatment
requirements of the Regional Water Quality Control Board (RWQCB).
b) 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? No Impact.
The nature and scope of the proposed project would not require or result in the construction of
wastewater treatment facilities (refer to Response 14.16a, above). The site is situated in a highly
developed area, and would be serviced by existing water and wastewater facilities without requiring
their expansion. Existing sewer main downstream of the development will have a slight impact as a
result of the development. The sewer upsize from a 21” to 24” sewer in the commercial shopping center,
Marketplace Del Rio, downstream is near final design and will be under construction. The development
will pay a small fair share percentage toward the upsizing of this sewer main upsize that is anticipated
to be completed prior to this development.
c) Require or result in the construction of new stormwater drainage facilities or expansion of existing
facilities, the construction of which could cause significant environmental effects? No Impact. The
nature and scope of the proposed project would not require or result in the expansion of existing storm
water drainage facilities. The existing concrete storm water conveyance structure at the southwest
corner of the property has been checked for adequacy and it is sufficient to carry the minor amount of
flows from the site. In addition, a system of vegetated swales and buffer strips will serve to retain most
storm water on site.
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d) Have sufficient water supplies available to serve the project from existing entitlements and resources,
or are new or expanded entitlements needed? Less Than Significant Impact. A Water System
Analysis was conducted (Dexter Wilson Engineering, Inc. February 6, 2007) for a 235-unit facility and
identified public water improvements needed to provide adequate fire protection to the proposed
project. Since then, the size of the proposed project has been reduced to 222 units and the City has
prepared a new Oceanside Water Master Plan (June 2015). An analysis for compliance of the current
project with the June 2015 plan, it was concluded the updated project and Water Master Plan did not
alter the conclusion of the original study (Dexter Wilson Engineering, Inc, August 9, 2017),
The water service in the area of the Villas at Mission San Luis Rey project is being supplied by the 320
Zone Heritage Reservoir water system. From a service pressure standpoint, connecting the Villa project
to this system will provide adequate service with sufficient pressure for domestic and fire protection
flow purposes. Maximum static pressure for the project will be 115.2 psi. The fire flow for the project
will also meet a 3,000-gpm fire flow plus maximum day demand. In addition, a private fire protection
water system will be installed through a portion of the Villas at San Luis Rey project. Each of the two
8-inch private fire protection system connections to the public water main within the project will include
an 8-inch double check detector assembly in accordance with the City of Oceanside backflow
prevention requirement.
The Villa is proposing to make two connections to the existing public water system: one at the south
side of the project to an existing 10-inch water line in Mission Avenue, and the second connection to
an existing 8-inch water line on the north side of the project at the intersection of El Camino Real and
Peyri Road. A new water line will be extended through the Mission San Luis Rey property to the north
of the proposed building. The proposed water system serving the project will tie into existing services
in Mission Avenue and will create a new loop designed in accordance with the City’s standards.
The design criteria for preferred static pressure within the City of Oceanside pressure zones is 50 to
120 psi. Under peak hour demands, pipeline velocities are desired to be no greater than 7.5 feet per
second. The water system is designed to provide minimum residual pressure greater than 20 psi at any
location within the water system under a fire flow scenario. The required fire flow for the Villas at Mission
San Luis Rey is 3,000 gallons per minute (gpm) based on a high-density residential land use. The flow
rate is in accordance with Table 4.2 Design Fire Flows, City of Oceanside Water, Sewer, and Reclaimed
Water Design and Construction Manual, Revision 3 – December 2010.
No new or expanded entitlements would be required with implementation of the proposed project. There
is minimal impacts anticipated since the project would have a slight increase above the planned land
use under the Oceanside Water Master Plan. The Villas project would contribute its share of future
improvements through payment of water connection fees and a fair-share percentage toward the
relocation of an existing water main located between the flood channel and mobile home park. The
water main would be relocated into the Mission Avenue roadway to improve maintenance and
accessibility. The capacity of the existing 10” water main is adequate for the Villa project.
e) Result in a determination by the wastewater treatment provider which serves or may serve the project
that it has adequate capacity to serve the project’s projected demand in addition to the provider’s
existing commitments? Less Than Significant Impact. The proposed project was analyzed for
acceptable off-site sewer capacity by Dexter Wilson Engineering, Inc. (2016). Sewer facilities for the
project will tie into existing facilities located in Mission Avenue at the southwest portion of the property.
The project would be served by the City of Oceanside’s Wastewater Division, which collects, treats,
and disposes of the City’s sewage at two separate treatment plants. The 2016 Offsite Sewer System
Analysis (Dexter Wilson 2016) showed 9 of 10 downstream sewer reaches exceeding design criteria
under existing conditions. Addition of project-generated wastewater would increase flow and cause the
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sewers to further exceed design criteria though not to exceed the City’s treatment plants. Additionally,
the location of the sewer main is adjacent to a flood channel and within the private property of a mobile
home park. The relocation of the sewer main to the roadway of Mission Avenue would improve
maintenance and accessibility in the event of a sanitary sewer overflow that would reduce response
times with the increase in sewer flows from the Villas project. An agreement, between the Project
Proponent and the City, will be included as a condition of approval that will identify that the city will
contract to replace and/or upsize certain off-site sewer segments on Mission Avenue and that the
Project Proponent will pay its “fair-share” of the costs to assure the proposed project and other
properties in the vicinity will be adequately served.
f)

Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid waste
disposal needs? No Impact. The demolition and removal of existing improvements would generate a
minor increase in solid waste. The proposed retirement community would be served by Waste
Management of North County, which serves the entire City of Oceanside. Project-generated solid waste
would be disposed to a landfill with sufficient permitted capacity to accommodate the project’s needs.
This increase would not be significant in the context of the Landfill’s operating permit. Operational
activities will result in only a nominal amount of solid waste.

No Impact

Less than
Significant
Impact

Potentially
Significant
Unless Mit.

Potentially
Significant
Impact

g) Comply with federal, state, and local statutes and regulations related to solid waste? No Impact. The
proposed project must comply with federal, state and local statutes and regulations related to solid waste.
The City’s municipal code, Article ii (solid waste services), Chapter 13 (solid waste and recycling)
regulates waste disposal. A solid waste plan has been prepared to outline the implementation of the waste
management procedures and features for the proposed project and is on file at the City. The plans as
submitted provide adequate storage and service for compliance. Per the City Municipal Code, Chapter
13, multifamily and residential projects are required to provide adequate storage space for all solid waste,
recyclable, and organic materials. The 3-cart system includes; 1 solid waste cart, 1 recycling cart, and 1
organics / greenwaste cart – each cart has dimensions in inches of 27 deep x 26 wide x 45 high. The plan
was approved by the City’s Solid Waste and Recycling Department on July 27, 2017.

14.19 MANDATORY FINDINGS OF SIGNIFICANCE. Would the project:
a. Does the project have the potential to degrade the quality of the
environment, substantially reduce the habitat of a fish or wildlife
species, cause a fish or wildlife population to decrease below selfsustaining levels, threaten to eliminate a plant or animal community,
reduce the number or restrict the range of a rare or endangered plant
or animal, or eliminate important examples of major periods of
California history or prehistory?
b. Does the project have the potential to achieve short-term, to the
disadvantage of long-term, environmental goals?
c. Does the project have impacts which are individually limited, but
cumulatively considerable (Cumulatively considerable means the
project’s incremental effects are considerable when compared to the
past, present, and future effects of other projects)?
d. Does the project have environmental effects which will have
substantial adverse effects on human beings, directly or indirectly?
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a. Does the project have the potential to degrade the quality of the environment, substantially
reduce the habitat of a fish or wildlife species, cause a fish or wildlife population to decrease
below self- sustaining levels, threaten to eliminate a plant or animal community, reduce the
number or restrict the range of a rare or endangered plant or animal, or eliminate important
examples of major periods of California history or prehistory? Less Than Significant Impact.
The site is a vacant, historically farmed parcel associated with the Mission San Luis Rey that is
currently used for overflow parking for Mission events. The site is mowed and occasionally
disked to allow for such use. It supports mostly ruderal species and no native habitat for native
wildlife or any special status species. The site does not support any federal or state jurisdictional
areas or support. As referenced in section 14.4, the proposed project would have no substantial
adverse effect on any riparian habitat or other sensitive natural community identified in local or
regional plans, policies, regulations, or by the CDFW or USFWS. The proposed project does not
have the potential to degrade the quality of the environment, substantially reduce the habitat of a
fish or wildlife species, cause a fish or wildlife population to decrease below self-sustaining levels,
threaten to eliminate a plant or animal community, reduce the number or restrict the range of a
rare or endangered plant or animal, or eliminate important examples of major periods of California
history or prehistory. The proposed project would have a less than significant impact subject to the
proposed mitigation measures.
b. Does the project have the potential to achieve short-term, to the disadvantage of long-term,
environmental goals? No Impact. The project will serve an identified need in the area that was
identified in the approved PD Plan in 2008. A prior version of this Project was approved by the
City in 2009. The proposed Project is consistent with the City’s General Plan, Zoning, and all
planning policies including the City’s MHCP Draft Subarea Plan. No other use is planned for the
site. The proposed Project will have no impact on long-term environmental goals.
c.

Does the project have impacts which are individually limited, but cumulatively considerable
(Cumulatively considerable means the project’s incremental effects are considerable when
compared to the past, present, and future effects of other projects)? Less than Significant Impact.
The proposed project is located within the grounds of the Mission San Luis Rey which is almost
completely surrounded by residential or commercial uses. A portion of the southern boundary of the
proposed Project site is open to vacant land but that is isolated between Mission Ave and SR 76.
The proposed Project is consistent with all City planning policies and projects and its impacts are
not cumulatively considerable when compared to other projects subject to the proposed mitigation
measures.

d. Does the project have environmental effects which will have substantial adverse effects on
human beings, directly or indirectly? Less Than Significant Impact. The proposed project
would consist of RCFE on a lot that is currently vacant and disturbed. After reviewing all resource
areas, the proposed project would not result in environmental effects that would have a
substantial adverse effect on human beings, directly or indirectly. Therefore, the proposed Project
impact would be less than significant subject to the proposed mitigation measures.
15.

PREPARATION. The initial study for the subject project was prepared by:

Derek H. Langsford, PhD, Biology Practice Manager, Tierra Data Inc.
Brenna Vredeveld, Planner, Tierra Data., Inc.
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City of Oceanside, California

DETERMINATION. (To be completed by lead agency) Based on this initial evaluation:
I find that the proposed project COULD NOT have a significant effect on the environment, and
a NEGATIVE DECLARATION will be prepared.
I find that although the proposed project could have a significant effect on the environment, there
will not be a significant effect in this case because the mitigation measures described herein have
been included in this project. A MITIGATED NEGATIVE DECLARATION will be prepared.
I find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.
I find that the proposed project MAY have a “potentially significant impact” or “potentially
significant unless mitigated” impact on the environment, but at least one effect 1) has been
adequately analyzed in an earlier document pursuant to applicable legal standards, and 2) has
been addressed by mitigation measures based on the earlier analysis as described on attached
sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the
effects that remain to be addressed.
I find that although the proposed project could have a significant effect on the environment,
because all potentially significant effects (a) have been analyzed adequately in an earlier EIR
or NEGATIVE DECLARATION pursuant to applicable standards, and (b) have been avoided
or mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including revisions or
mitigation measures that are imposed upon the proposed project, nothing further is required.

17.

ENVIRONMENTAL DETERMINATION: The initial study for this project has been reviewed and the
environmental determination, contained in Section V. preceding, is hereby approved:
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18.

City of Oceanside, California

PROPERTY OWNER/APPLICANT CONCURRENCE: Section 15070(b)(1) of the California
Environmental Quality Act (CEQA) Guidelines provides that Lead Agencies may issue a Mitigated
Negative Declaration where the initial study identifies potentially significant effects, but, revisions
in the project plans or proposals made by, or agreed to by the applicant before a proposed mitigated
negative declaration and initial study are released for public review would avoid the effects or
mitigate the effects to a point where clearly no significant effects would occur. The property
owner/applicant signifies by their signature below their concurrence with all mitigation measures
contained within this environmental document. However, the applicant’s concurrence with the Draft
Mitigated Negative Declaration is not intended to restrict the legal rights of the applicant to seek
potential revisions to the mitigation measures during the public review process.
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MITIGATION MONITORING AND REPORTING PROGRAM

EXHIBIT A
MITIGATION, MONITORING, AND REPORTING PROGRAM
D14-00012, H14-00003
THE VILLAS AT MISSION SAN LUIS REY
The California Environmental Quality Act (CEQA) requires that when a lead agency adopts a Mitigated Negative Declaration (MND),
it shall prepare a monitoring or reporting program (MMRP) for all required mitigation measures (CEQA Guidelines Section 15097).
The MMRP, below, describes the monitoring and reporting program for mitigation measures adopted by the City of Oceanside to
avoid or substantially reduce potentially significant impacts related to the Villas at Mission San Luis Rey Project (project). The MMRP
shall be maintained by the designated Project Manager and be available for inspection upon request at the City.
Mitigation Measures

Type1

Timing

Monitor

CM

In conjunction
with issuance of
Grading
Permit/during
construction.

City Inspector

N/A

N/A

N/A

N/A

N/A

N/A

AESTHETICS
SCENIC 1. Short-term adverse impacts to a scenic vista will be mitigated to less than
significant by screening the construction staging area and project site while
construction is underway.

AGRICULTURE AND FORESTRY RESOURCES
No mitigation measures are necessary.

AIR QUALITY
No mitigation measures are necessary.
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Type1

Timing

Monitor

PC/C
M

Prior to issuance
of Grading
Permit/ during
construction

City Planner/ City approved biologist

PC

Approval of
Landscape Plans
and prior to
approval of
Grading Permit

City Planner/ City
Inspector

BIOLOGICAL RESOURCES
BIO-1:

BIO 2:

To avoid any direct and indirect impacts to raptors and/or any migratory birds,
grubbing and clearing of vegetation that may support active nests and construction
activities adjacent to nesting habitat will occur outside of the breeding season
(January 15 to August 31). If removal of habitat and/or construction activities is
necessary adjacent to nesting habitat during the breeding season, the applicant
shall retain a City-approved biologist to conduct a pre-construction survey to
determine the presence or absence of non-listed nesting migratory birds on or
within 300 feet of the construction area, and federally- or State-listed birds and
raptors on or within 500 feet of the construction area. The pre-construction survey
must be conducted within 10 calendar days prior to the start of construction, the
results of which must be submitted to the City for review and approval prior to
initiating any construction activities. If nesting birds are detected by the Cityapproved biologist, the following buffers shall be established: 1) no work within 300
feet of a non-listed nesting migratory bird nest, and 2) no work within 500 feet of a
listed bird or raptor nest. However, the City may reduce these buffer widths
depending on site-specific conditions (e.g. the width and type of screening
vegetation between the nest and proposed activity) or the existing ambient level
of activity (e.g., existing level of human activity within the buffer distance). If
construction must take place within the recommended buffer widths above, the
project applicant will contact the City and Wildlife Agencies to determine the
appropriate buffer.
The 35 healthy trees remaining on site will either be protected in place (3 California
pepper trees and 4 eucalyptus trees) or relocated and re-planted (6 coast live oak
trees and 22 Mexican fan palms) within the proposed project. The Mexican fan
palms will be replaced at a 1:1 ratio in the landscaping. In addition, those trees
designated for removal will be replaced in the landscape scheme with Jacaranda,
Crape myrtle, Mexican sycamore, Coast live oak, fruitless olive, and Brisbane box.

CULTURAL RESOURCES
CUL-1

Prior to the issuance of a Grading Permit, the Applicant/Owner shall enter into a
pre-excavation agreement, otherwise known as a Tribal Cultural Resources
Treatment and Tribal Monitoring Agreement with the San Luis Rey Band of Mission

PC

Prior to the
issuance of a

City Planner
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Type1

Indians, or other Luiseño tribe. A copy of the agreement shall be included in the
Grading Plan Submittals for the Grading Permit. The purpose of this agreement
shall be to formalize protocols and procedures between the Applicant/Owner and
the San Luis Rey Band for the protection and treatment of, including but not limited
to, Native American human remains, funerary objects, cultural and religious
landscapes, ceremonial items, traditional gathering areas and cultural items,
located and/or discovered through a monitoring program in conjunction with the
construction of the proposed project, including additional archaeological surveys
and/or studies, excavations, geotechnical investigations, grading, and all other
ground disturbing activities.
CUL-2

CUL-3

CUL-4

CUL-5

Prior to the issuance of a Grading Permit, the Applicant/Owner or Grading
Contractor shall provide a written and signed letter to the City of Oceanside
Planning Division stating that a Qualified Archaeologist and Luiseño Native
American Monitor have been retained at the Applicant/Owner or Grading
Contractor’s expense to implement the monitoring program, as described in the
pre-excavation agreement.
The Qualified Archaeologist shall maintain ongoing collaborative consultation with
the Luiseño Native American monitor during all ground disturbing activities. The
requirement for the monitoring program shall be noted on all applicable
construction documents, including demolition plans, grading plans, etc. The
Applicant/Owner or Grading Contractor shall notify the City of Oceanside Planning
Division of the start and end of all ground disturbing activities.
The Qualified Archaeologist and Luiseño Native American Monitor shall attend all
applicable pre-construction meetings with the General Contractor and/or
associated Subcontractors to present the archaeological monitoring program. The
Qualified Archaeologist and Luiseño Native American Monitor shall be present onsite full-time during grubbing, grading and/or other ground altering activities,
including the placement of imported fill materials or fill used from other areas of
the project site, to identify any evidence of potential archaeological or tribal cultural
resources. All fill materials shall be absent of any and all tribal cultural resources.
The Qualified Archaeologist or the Luiseño Native American monitor may halt
ground disturbing activities if unknown archaeological artifact deposits or cultural

Timing

Monitor

Grading Permit

Prior to the
issuance of a
Grading Permit

City Planner

Prior to the
issuance of a
Grading Permit

City Planner/
Qualified
Archaeologist/
Native American
Monitor/ City
Inspector

CM

Prior to start of
and during
grading

Qualified
Archaeologist/
Native American
Monitor/ City
Inspector

CM

During grading

PC

PC

Qualified
Archaeologist/

The Villas at Mission San Luis Rey Project
Final Initial Study

MITIGATION MONITORING AND REPORTING PROGRAM

-87-

Mitigation Measures

CUL-6

CUL-7

City of Oceanside, California

Type1

Timing

Monitor

features are discovered. Ground disturbing activities shall be directed away from
these deposits to allow a determination of potential importance. Isolates and
clearly non-significant deposits will be minimally documented in the field, and
before grading proceeds these items shall be given to the San Luis Rey Band so
that they may be repatriated at the site on a later date. If a determination is made
that the unearthed artifact deposits or cultural features are considered potentially
significant, the San Luis Rey Band shall be notified and consulted with in regards
to the respectful and dignified treatment of those resources. The avoidance and
protection of the significant cultural resource and/or unique archaeological
resource is the preferable mitigation. If however, a data recovery plan is authorized
by the City as the Lead Agency under CEQA, the San Luis Rey Band shall be
notified and consulted regarding the drafting and finalization of any such recovery
plan. For significant artifact deposits or cultural features that are part of a data
recovery plan, an adequate artifact sample to address research avenues
previously identified for sites in the area will be collected using professional
archaeological collection methods. If the Qualified Archaeologist collects such
resources, the Luiseño Native American monitor must be present during any
testing or cataloging of those resources. Moreover, if the Qualified Archaeologist
does not collect the cultural resources that are unearthed during the ground
disturbing activities, the Luiseño Native American monitor, may at their discretion,
collect said resources and provide them to the San Luis Rey Band for respectful
and dignified treatment in accordance with the Tribe’s cultural and spiritual
traditions.

Native American
Monitor/ City
Inspector

Any and all uncovered tribal cultural resources of Native American importance
shall be returned to the San Luis Rey Band of Mission Indians, and/or the Most
Likely Descendant, if applicable, and not be curated.

Prior to the release of the grading bond, a monitoring report and/or evaluation
report, if appropriate, which describes the results, analysis and conclusions of the
archaeological monitoring program (e.g., data recovery plan) shall be submitted
by the Qualified Archaeologist, along with the Luiseño Native American monitor’s

CM

During and after
grading

Qualified
Archaeologist/
Native American
Monitor/ City
Inspector

CM

Prior to the
release of the
grading bond

Qualified
Archaeologist/ City
Planner
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Type1

Timing

Monitor

CM

During grading

Qualified
Archaeologist/
Native American
Monitor

CM

During
construction

notes and comments, to the City of Oceanside Planning Division for approval.
CUL-8

As specified by California Health and Safety Code Section 7050.5, if human
remains are found on the project site during construction or during archaeological
work, the person responsible for the excavation, or his or her authorized
representative, shall immediately notify the San Diego County Coroner’s office by
telephone. No further excavation or disturbance of the site or any nearby area
reasonably suspected to overlie adjacent remains shall occur until the Coroner has
made the necessary findings as to origin and disposition pursuant to Public
Resources Code 5097.98. If such a discovery occurs, a temporary construction
exclusion zone shall be established surrounding the area of the discovery so that
the area would be protected, and consultation and treatment could occur as
prescribed by law. By law, the Coroner will determine within two working days of
being notified if the remains are subject to his or her authority. If the Coroner
recognizes the remains to be Native American, he or she shall contact the Native
American Heritage Commission (NAHC) within 24 hours. The NAHC will make a
determination as to the Most Likely Descendent. If Native American remains are
discovered, the remains shall be kept in-situ, or in a secure location in close
proximity to where they were found, and the analysis of the remains shall only
occur on-site in the presence of a Luiseño Native American monitor.

GEOLOGY AND SOILS
GEO-1

Mitigation for potential liquefaction will employ in-place densification of liquefiable
soils with the use of Vibro-Replacement Stone Columns. Vibro-Replacement
Stone Columns extend the range of soils that can be improved by vibratory
techniques to include cohesive soils such as those found at the project site.
Densification and/or reinforcement of the soil with compacted granular columns or
“stone columns” is accomplished by either a top-feed or bottom-feed method.
Cohesive, mixed and layered soils generally do not densify easily when subjected
to vibration alone. The Vibro-Replacement Stone Column technique was
developed specifically for these soils, effectively extending the range of soil types
that can be improved with the deep vibratory process. With Vibro-Replacement
Stone Columns, columns of dense, crush stone are designed to increase bearing
capacity, reduce settlement, aid densification and mitigate the potential for

City Engineer/
Qualified Geologist
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Type1

Timing

Monitor

PC/C
M

Prior to the
issuance of a
Grading Permit
and during
grading

City Engineer/City
Inspector

PC/C
M

Prior to the
issuance of a
Grading Permit

City Engineer/City
Inspector

N/A

N/A

N/A

PC/C
M

Prior to the
issuance of a
Grading Permit
and during
grading

City Engineer/City
Inspector

liquefaction, and improve shear resistance.
GEO-2

GEO-3

The contractor will comply with standard engineering practices for erosion control
and a qualified soils engineer will monitor soil compaction during construction.

Prior to the issuance of any grading permit, a Storm Water Pollution Prevention
Plan (SWPPP) shall be prepared and submitted for review and approval by the
City Engineer or his/her designee. The approved SWPPP shall be implemented
during the construction phase. The SWPPP will consist of the selected BMPs,
guidelines, and activities to carry out actions that will prevent the pollution of storm
water runoff. The SWPPP will also include the monitoring and maintenance of the
construction BMPs during the construction phase. The plan shall outline methods
that shall be implemented to control erosion from graded or cleared portions of the
site, including but not limited to straw bales, sandbags, soil binders, diversion
fences, desilting basins, etc. The Plan shall be prepared in accordance with the
City’s grading ordinance, the City’s water quality ordinance, and the latest National
Pollutant Discharge Elimination System (NPDES) Regional Permit subject to the
satisfaction of the City Engineer or his/her designee.

GREENHOUSE GAS EMISSIONS
No mitigation measures are necessary.

HAZARDS AND HAZARDOUS MATERIALS
HAZ-1

The contractor will be required to use standard construction controls and safety
procedures that avoid and minimize the potential for accidental release of
hazardous substances into the environment. Short term impacts due to
construction activities will be mitigated by incorporating construction Best
Management Practices (BMPs). Construction BMPs shall comply with State Water
Resources Control Board (SWRCB) Order No. 2009-0009-DWQ, National
Pollutant Discharge Elimination System (NPDES) General Permit (No.
CAS000002) for Storm Water Discharges Associated with Construction and Land
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Type1

Timing

Monitor

PC/C
M

Prior to the
issuance of a
Grading Permit

City Engineer/City
Inspector

PC/C
M/ OM

Prior to issuance
of grading permit.
Ensure
compliance
throughout
construction and
operation of
facility.

City Engineer/ City
Inspector/ Site
Facility Operator
(for OM monitoring)

Disturbance Activities as amended by SWRCB Order No. 2010-0014-DWQ and
Order No. 2012-0006-DWQ. The contractor shall document any and all
Construction BMPs in a Storm Water Pollution Prevention Plan (SWPPP) that shall
be kept on site during construction activities.

HYDROLOGY AND WATER QUALITY
WQ-1.

Refer to Mitigation Measure GEO 3, above.

WQ-2.

The Storm Water Quality Management Plan (SWQMP) shall emphasize structural
and non-structural Best Management Practices (BMPs) in compliance with the
National Pollution Discharge Elimination System (NPDES) Regional Permit
requirements. Specific measures include:
•

•

All LID and Site Design BMPs minimize the introduction of pollutants and
conditions of concern to the maximum extent practicable (MEP). Extensive
landscaping will maximize plant canopy interception of rainwater. Vegetated
buffer strips will be installed to promote infiltration and initial canopy
abstraction. Biofiltering, vegetated swales will be constructed as described
above, with long runs making up the majority of water quality treatment on site.
Some parking and street runoff will be diverted to these swales. Paved widths
of streets have been designed to minimum acceptable widths. Any runoff
routing will take advantage of existing drainage patterns. To the maximum
extent practicable, impervious surfaces shall drain into adjacent landscaping
or vegetated swales. All runoff will be safely conveyed away from the tops of
slopes. Slopes shall be planted with native or drought tolerant vegetation.
Sediment discharge will be greatly reduced after development due to the
increase in impervious surfaces, but will still be treated through vegetated
swales.
Source Control BMPs include storm water conveyance system stenciling and
signage as approved by the City of Oceanside with prohibitive language
satisfactory to the City Engineer. Legibility of the labels shall be maintained. All
trash containers shall contain attached lids that exclude rain or contain a roof
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Type1

Timing

Monitor

or awning to minimize direct precipitation. Storage areas shall be paved,
screened or walled to prevent off-site transport of trash, and designed not to
allow run-on from adjoining areas. Irrigation systems shall employ rain shutoff
devices to prevent irrigation during precipitation and be designed to each
landscaped area’s specific water requirements consistent with the City of
Oceanside’s Landscape Development Manual. Irrigation of landscaped areas
will use flow reducers or shutoff valves triggered by a pressure drop top to
control water loss in the event of a broken sprinkler head or line. Training shall
be provided to all landscaping and grounds-keeping employees to stress the
importance of a clean and orderly work environment for the prevention of urban
runoff contamination. Landscaping and grounds-keeping BMPs will be
implemented in accordance with the City’s Water Efficient Landscape
Ordinance (10-OR0412) and the Statewide Water Conservation in Landscape
Act, and as described in the City’s Commercial Urban Runoff Requirements
Manual. All food services employees shall be trained to stress the importance
of a clean and orderly work environment for the prevention of urban runoff
contamination.
•

WQ-3:

Treatment Control BMPs are based on project design that treats runoff prior to
Structural Treatment BMPs. Three types of structural BMPs will treat runoff: 1)
the vegetated swale, which will treat low-flow runoff. Slopes of the swales will
create velocities less than one foot per second. The considerable length and
low velocity will efficiently remove sediment, nutrients, trash, metals, oil,
grease, and organics. 2) Drain inlet inserts with oil booms will treat for
sediment, nutrients, trash, debris, and hydrocarbons will be installed in areas
not draining to vegetated swales, and 3) Bioretention Facilities will establish
filtration, retention, detention, evaporation, and water quality control.

Additionally, temporary BMP measures would include, but not be limited to:
•

Siltation of drainage devices shall be handled through a maintenance program
to remove silt/dirt from channels and parking areas.

•

Surplus or waste material from construction shall not be placed in drainage
ways or within the 100-year floodplain of surface waters.

•

All loose piles of soil, silt, clay, sand, debris, or other earthen materials shall

PC/C
M/ OM

Prior to issuance
of grading permit.
Ensure
compliance
throughout
construction and
operation of

City Engineer/ City
Inspector/ Site
Facility Operator
(for OM monitoring)
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City of Oceanside, California

Type1

be protected in a reasonable manner to eliminate any discharge to waters of
the State.
•

During construction, temporary gravel dikes shall be used as necessary to
prevent discharge of earthen materials from the site during periods of
precipitation or runoff.

•

Stabilizing agents such as straw, wood chips and/or soil sealant/dust palative
shall be used during the interim period after grading in order to strengthen
exposed soil until permanent solutions are implemented.

•

Revegetated areas shall be continually maintained in order to assure adequate
growth and root development.

Timing

Monitor

facility.

LAND USE AND PLANNING
No mitigation measures are necessary.

N/A

N/A

N/A

N/A

N/A

N/A

OM

Post-construction

Site Operator

N/A

N/A

N/A

N/A

N/A

N/A

MINERAL RESOURCES
No mitigation measures are necessary.

NOISE
NOI-1:

The trash compactor shall only be operated between the hours of 7:00 AM to 10:00
PM during weekdays, 8:00 AM to 6:00 PM on Saturdays, and shall not be operated
on Sundays to ensure residents to the west are not impacted by nuisance noise.

POPULATION AND HOUSING
No mitigation measures are necessary.

PUBLIC SERVICES
No mitigation measures are necessary.

RECREATION
The Villas at Mission San Luis Rey Project
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City of Oceanside, California

Type1

Timing

Monitor

N/A

N/A

N/A

N/A

N/A

N/A

PC/C
M

Prior to, during,
and after grading

City Planner/
Qualified
Archaeologist/
Native American
Monitor/ City
Inspector

N/A

N/A

N/A

TRANSPORTATION/TRAFFIC
No mitigation measures are necessary.

TRIBAL CULTURAL RESOURCES
See CUL-1 through 8 above

UTILITIES AND SERVICE SYSTEMS
No mitigation measures are necessary.
1

PC = Plan Check review prior to issuance of grading/construction permits, CM = Construction-related Monitoring, OM = Operational Monitoring
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Planning
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