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1.0

INTRODUCTION

1.1

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 Arroyo Verde Shopping
Center 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 Arroyo Verde Shopping Center 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.

1.2

OTHER AGENCIES THAT MAY USE THE MND AND INITIAL STUDY

Del Oro Gateway LLC C/O Giltner Realty Advisors, the Project Applicant, will obtain all permits as required
by law. In conformance with CEQA Guidelines Sections 15050 and 15367, the City is designated the lead
agency, which is defined as the public agency that has the principal responsibility for carrying out or
approving a project. The California Regional Water Quality Control Board (RWQCB) - San Diego Region,
will act as a responsible agency under CEQA and will be responsible for issuance of a Statewide National
Pollutant Discharge Elimination System (NPDES) General Permit for Storm Water Discharges Associated
with Construction Activity - Storm Water Pollution Prevention Plan (SWPPP) and a Waste Discharge Permit
for the project; refer to Table 1, Anticipated Approval and Permits, below.

1.3

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 Guidelines. The project is
evaluated in 17 environmental issue categories to determine whether the project’s environmental
Arroyo Verde Shopping Center
Mitigated Negative Declaration
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impacts would be significant in any category. An evaluation is provided that further substantiates
the project’s anticipated environmental impacts in each category.

1.4

•

Section 5.0, Report Preparers: Provides a list of report preparation personnel.

•

Section 6.0, 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 IS/MND to
contact affected agencies, organizations, and persons who may have an interest in this project. In reviewing
the IS/MND, affected public agencies and the interested public should focus on the sufficiency of the
document in identifying and analyzing the possible impacts on the environment and ways in which the
significant effects of the project are proposed to be avoided and/or mitigated.
The Draft IS/MND was circulated for 30 days for public and agency review, during which time individuals
and agencies had the opportunity to submit comments on the adequacy of the environmental review. The
public review period extended from Monday, April 30th to Wednesday, May 30th, 2018.
Written comments on the Draft IS/MND were sent to the following address by no later than 5:00 p.m.
on Wednesday May 30th, 2018. Following the public review period, the City of Oceanside reviewed and
considered all public comments received in evaluating whether to adopt the IS/MND and approve the
proposed project.
City of Oceanside
300 North Coast Highway
Oceanside, California 92054
Phone: (760) 435-3519
Fax: (760) 754-2958
Email: rgreenbauer@ci.oceanside.ca.us
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The approximately 4.9-acre Project site is located in the City of Oceanside (“City”) at the northeast corner
of the Oceanside Boulevard/Rancho Del Oro Drive intersection; refer to Figure 1, Regional/Local Vicinity
Map, and Figure 2, Aerial Photograph/Surrounding Land Uses. The County Assessor’s Parcel Number
(APN) for the site is 160-680-33.
Regional access to the Project site is provided by State Route 76 (SR-76), approximately 1.6 miles to the
north, and by SR-78, approximately 1.6 miles to the south; refer to Figure 1. Local access to the site is
provided from Oceanside Boulevard on the south, Rancho Del Oro Drive on the west, and/or Seagate Way
on the north; refer to Figure 2. The site has been previously graded and existing onsite elevations range
from approximately 189 feet above mean sea level (amsl) to approximately 153 feet amsl.
No existing structures are present onsite. As shown on Figure 5, Project Impacts, the majority of the
property contains disturbed habitat, except for a remnant patch of disturbed coastal sage scrub in the
northern portion, and the manufactured slopes along the western, northern, and southern sides of the pad
which contain ornamental plantings. The slope along the eastern side of the pad was previously revegetated
with coastal sage scrub that is now in various states of disturbance due to lack of watering and maintenance
over a number of years. Existing vegetation on this slope consists of patches of disturbed coastal sage
scrub, non-native grassland, coastal sage scrub, mule fat scrub, and disturbed habitat. Along this slope is
a non-functioning irrigation system that provided water for the previous revegetation area but is no longer
in use. Native plant restoration efforts may be required to rehabilitate portions of the site to achieve a more
natural character, or where the site may support endangered or sensitive plant or animal species, thereby
increasing the importance of the property as a habitat preserve. Refer to discussion under Section 14.4,
Biological Resources.
An existing 66-inch diameter storm drain maintained by the City traverses under the northern portion of the
building pad and outlets into a freshwater marsh within the eastern portion of the property. A flood control
basin consisting of a series of City-maintained drainage basins occurs east of the building pad. The basin
receives flow from upstream developed areas to the north and northeast of the site, as well as from the
existing 66-inch storm drain. The basin flows into a rip-rap channel along the southern property line which
outlets to a box culvert in Rancho Del Oro Drive and flows into Loma Alta Creek south of Oceanside
Boulevard. As shown on Figure 5, these drainage basins contain a variety of riparian wetland habitats (e.g.,
freshwater marsh dominated by cattails, mulefat scrub, southern willow scrub, and disturbed coastal sage
scrub/mulefat scrub ecotone) under the jurisdiction of both the federal Clean Water Act (CWA), as regulated
by the U.S. Army Corps of Engineers (ACOE) and California Regional Water Quality Control Board
(RWQCB), and the California Fish and Game Code, as regulated by the California Department of Fish and
Wildlife (CDFW); refer also to Figure 4. In addition, open water collects at the above-mentioned storm drain
outlet in this area which is also regulated by ACOE and CDFW as jurisdictional Waters of the U.S. and
Waters of the State.
As shown on Figure 2, existing facilities and land uses surrounding the Project site include the following:
•

North: Seagate Way, hotel, and various commercial and light industrial uses; further to the
north/northwest, the hillsides rise to approximately 480 feet amsl.

•

East: The Loma Alta Creek channel flows generally from east to west (see above description of
riparian and wetland habitats in these drainage basins); commercial uses and a chapel further to
the east, with elevations increasing as one travels further east, where Loma Alta Mountain reaches
482 feet amsl.
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•

South: Oceanside Boulevard; undeveloped land just south of the roadway; further to the
south/southeast, the hillsides rise to approximately 360 feet amsl.

•

Southwest: Surface parking lot associated with the Sprinter (Light-Rail Commuter Train) transit
station; commercial landscaping supply store with associated storage yard.

•

West: Rancho Del Oro Drive; vacant land; El Corazon Senior Center and SoCal Sport Complex
further to the northwest.

PROJECT BACKGROUND

The project site was previously utilized for private mineral mining operations (silica) for several decades.
Such activities ceased during the 1990’s. Due to prior mining activities, the natural landscape of the subject
property was significantly impacted. Following cessation of mining activities in the 1990s, the subject site
was recovered under the Surface Mining and Reclamation Act (SMARA). The western portion of the subject
parcel was subsequently mass graded to provide a relatively level building pad, with manufactured slopes
along all four sides; refer to Figure 2. The reclamation and grading activities have resulted in a safe and
stable building pad that can support future onsite development.

2.3

PROPOSED DEVELOPMENT

The Project proposes grading and construction improvements in the westerly approximate 3.6 acres
(“proposed development footprint”) of the 4.9-acre site to allow for future development of a range of
commercial uses allowed by right within the existing PD-1 zone that applies to the property. Approximately
27,200 square feet (s.f.) of commercial uses are proposed in four single-story buildings (approximately 18%
of the development footprint), as follows: Building 1 – 5,000 s.f.; Building 2 - 6,000 s.f.; Building 3 - 8,000
s.f; and Building 4 - 8,200 s.f.; (refer to Figure 3A, Site Plan). Anticipated uses for these structures include
restaurants, commercial retail, and/or a market/grocery store. Hours of operation would vary, depending on
the ultimate uses occupying the structures. Restaurants would generally be open from 10:00 a.m. to 10:00
p.m. Depending on the ultimate uses established onsite, certain establishments may have expanded hours,
such as 6:00 a.m. to 10:00 p.m. (e.g., coffee house). Food market hours are anticipated to be approximately
7:00 a.m. to 10:00 p.m. Provision of outdoor seating areas, public plazas, and public courtyards are also
anticipated in association with these uses.
The Project would provide a total parking supply of 154 spaces (110 standard; 40 compact; 4 American
Disabilities Act compliant) to be located within proposed surface parking lots. The City’s requirement for
retail commercial parking is four spaces per 1,000 square feet, which would generally equate to 109 parking
spaces for the Project, based upon the proposed 27,200 s.f. of gross floor area; however, the proposed
parking supply of 154 spaces would represent an equivalent parking ratio of 5.6 spaces per 1,000 s.f. of
retail commercial uses. The 45 excess parking spaces are proposed to allow for a higher than normal
mixture of restaurant uses within the Project.
As indicated above, the existing General Plan land use designation for the Project site is Light Industrial
(M-1), Rancho Del Oro Specific Plan (S-1-84) (adopted by Resolution No. 85-238). No change to the
existing land use designation is proposed. The current zone classification is PD-1 (Planned Development),
Rancho Del Oro Specific Plan (S-1-84). The Project proposes a Zone Amendment to change the existing
PD-1 zone to Planned Commercial (PC) and to incorporate the area into the Planned Development Plan
(PD-1) Commercial Master Development Plan Area. Any land uses permitted under the existing General
Plan land use designation (M-1), the Planned Commercial (PC) zoning classification, and/or the approved
S-1-84 Commercial and Industrial Plans for the site, would be allowed with City approval. City approval of
a Conditional Use Permit (CUP) is also being requested to allow for alcohol-serving uses among some of
the anticipated restaurants.
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The Project involves development of approximately 27,200 s.f. of commercial retail uses, restaurants,
and/or a market/grocery store, along with surface parking. It should be noted that the proposed commercial
uses would result in a lower intensity land use than if the site were developed with light industrial uses, as
permitted under the existing PD-1 zone.
The anticipated commercial uses for the proposed Project are identified as such to allow for evaluation of
the maximum development intensity contemplated for the site. Different uses may ultimately be established
onsite, to be determined when lease agreements are tendered for the actual tenants that will occupy the
proposed structures; however, ultimate future development of the site would not exceed the maximum
development intensity associated with the currently anticipated uses; otherwise, additional compliance
actions may be necessary per the California Environmental Quality Act (CEQA).
As noted, the subject property has been previously graded to provide the existing building pad, and
therefore, only disturbed and ornamental habitat is present within the proposed Project development
footprint due to such activities. No sensitive natural vegetation communities are present within the proposed
development area that would be directly impacted by the Project.
Additionally, the Project has been designed to avoid the eastern portion of the property where a number of
wildlife species have been observed or detected during recent biological surveys, including the federallyendangered least Bell’s vireo. Development is not proposed in the eastern portion of the site, and no loss
of the adjacent riparian and wetland habitat east of the proposed development footprint would occur; refer
to Figure 5, Project Impacts. Design features are proposed to reduce potential indirect impacts on least
Bell’s vireos using these habitats. The federally-threatened California gnatcatcher has also been reported
west of Rancho Del Oro Drive (CNDDB 2015; City of Oceanside 2010), but was not observed during recent
biological surveys and is not expected to occur onsite due to the high level of disturbance and lack of
suitable habitat; refer to Section 14.4, Biological Resources.
To prevent intrusion into the biologically sensitive area onsite, fencing is proposed along the perimeter of
the development area, as shown in Figure 6D. The Project has also been designed to distance the proposed
development from the sensitive biological habitat area via a 100-foot wide biological buffer; refer to Figure
3A, Site Plan.

Project Characteristics
Design Theme
The overall design concept for the Project would provide for commercial retail economic enhancement
opportunities while enhancing the visual setting via outdoor seating areas, public plazas, and public
courtyards to allow for dining, relaxation, and socializing. Additionally, the Project would offer nature viewing
opportunities through provision of a biological buffer along the eastern portion of the proposed development
footprint.
Circulation/Access
As shown on Figure 3A, main access to the Project would be provided via an approximate 30-foot wide,
two-way access drive from Seagate Way; secondary access would be provided via a proposed 28-foot
wide, two-way access drive (restricted right-in, right-out turning movement) from Rancho Del Oro Drive.
The southern portion of northbound Rancho Del Oro Drive adjacent to the Project frontage would be
widened by eight feet to provide a designated right-turn lane into the development. Such improvements
would include replacement of approximately 100 feet of existing curb and gutter.
Alternative modes of transportation (e.g., walking, bicycling) to/from the Project would be encouraged via
existing sidewalks and Class II bike lanes on Oceanside Boulevard and Rancho Del Oro Drive, as well as
through proximity to the existing Sprinter transit station located just south of Oceanside Boulevard. Nearby
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bus stops1 would also allow for use of alternate means of transit to access the site via direct street
connections with area sidewalks and bike lanes. In addition, the Project would install bike racks within the
commercial center to encourage use of alternative modes of travel. Additionally, the Project would be
conditioned to provide a new bus stop for the North County Transit District (NCTD) bus system along
Rancho del Oro Drive, just to the north of Oceanside Boulevard. It should be noted that the precise location
of the required bus stop along Rancho del Oro Drive may be revised with final improvement drawings and
direction from NCTD.
In addition, the following Project amenities are proposed to encourage pedestrian and bicycle use within
the commercial development, as well as offsite connections to City streets and the nearby Sprinter transit
station:
•

New walkways (hard surfaces) throughout the commercial development, with connection to the
existing offsite sidewalk system encouraging pedestrian circulation in the area; and

•

New bike lanes associated with proposed roadway improvements along the segments of Rancho
Del Oro Drive and Seagate Way fronting the Project site, along with connections to existing bike
lanes.

Biological Buffer
In compliance with the wetland buffer requirements pursuant to the City’s draft Subarea Plan (SAP) of the
North County Multiple Habitat Conservation Program (MHCP), a 100-foot-wide biological buffer is proposed
along the eastern portion of the proposed development footprint adjacent to the riparian and wetland
habitats described above to ensure that impacts to sensitive resources (e.g., least Bell’s vireo and
jurisdictional wetlands) are avoided; refer to Figures 3A and 5. Such horizontal buffering would negate
potential indirect impacts to the sensitive habitats and any special-status species using these habitats that
could otherwise occur from short-term construction and long-term operational activities resulting from the
Project.
Additionally, an educational signage program is proposed to inform the public of the environmental features
of the site and to enhance the visitor experience; refer to Figures 6D to 6F which illustrate the proposed
signage program. Signage would be installed in coordination with the fencing proposed along the eastern
boundary of the development area to buffer the proposed commercial uses from sensitive resources and
to prevent pedestrians from entering the biological preserve area. The signage is intended to provide an
educational program consisting of one main Wildlife Information Directory (e.g., kiosk) and an estimated six
Wildlife Educational Displays (WEDs); however, the signage program is subject to refinement at the time
of installation to confirm sight-lines, orientation, and coordination with other improvements (e.g., irrigation
improvements, etc.). The displays would provide visitors with information about the wildlife preserve
including its history, its contribution to the natural environment, and its connection with Oceanside’s overall
conservation plans. All exhibit panels would be subject to review and approval by the City for content,
relevance, and aesthetics prior to production and installation.
The main kiosk would be located in the central portion of the entry area in the easternmost portion of the
site; refer to Figure 6D. The kiosk would be double-sided with indirect LED illumination concealed under
the “roof” feature. The “roof” would feature Spanish tile the same, or similar to, that used for the commercial
development. The display areas would feature Wildlife Preserve information, with a site plan on one side
and Project and community bulletin boards on the reverse side. The bulletin boards would be enclosed in
outdoor-rated display cases with locking, safety glass panels. All graphic elements would be produced
using high-resolution graphics formulated for outdoor display in direct sunlight.

1

The following North County Transit District (NCTD) bus lines occur within ½ mile of the Project site: Routes 311 and 313 along
Rancho del Oro Drive; Route 318 along Oceanside Boulevard; Route 313 along Seagate Way (west of Rancho del Oro Drive); and
Routes 311 and 316 along portions of Seagate Way and Avenida del Oro (east of Rancho del Oro Drive).
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The displays would feature information about specific flora and fauna that populate the biological preserve.
A QR Code glyph would also be featured to allow visitors to scan with their smart phones and be connected
with options that would include:
•

a PDF of the featured flora or fauna

•

an MP3 or WAV (audio file) bird call of the featured species

•

a vicinity map featuring nearby trails

•

a calendar of planned Project special events

Grading
The Project site has been previously graded (by others) and currently offers a relatively level building pad
with no mature trees and limited vegetation. Project grading would involve approximately 26,000 cubic
yards (c.y.) of cut and 3,000 c.y. of fill. Therefore, approximately 23,000 c.y. of soil would be exported from
the site. As required by the City, a Construction Management Plan would be prepared by the Project
applicant for City approval to ensure that construction activities do not result in potential adverse short-term
effects to surrounding uses (e.g., relative to fugitive dust emissions, establishment of truck routes for
transport of exported soils, etc.). Refer to Section 14.3, Air Quality.
Landscaping
Grading would be required along the existing slopes adjacent to Seagate Way and Rancho Del Oro Drive
to accommodate the proposed Project improvements. Landscaping would be installed along these slopes
once construction is completed to minimize the potential for erosion and to visually blend the slopes into
the surrounding visual setting. Landscape plantings would also be installed throughout the proposed
development to further enhance the design concept and strengthen the sense of overall cohesiveness;
refer to Figures 6A and 6B, Conceptual Landscape Plan. Consistent with the design theme, a variety of
landscape treatments are proposed that would provide vegetative screening and stratified (horizontal and
vertical) buffering from adjacent biological resources and from surrounding roads and land uses. Such
landscaping is intended to visually enhance the appearance of the proposed development as viewed from
motorists on surrounding roadways as well as from existing surrounding land uses, as described above.
Additionally, the proposed landscaping would be consistent with existing zoning requirements and
applicable City design standards. To minimize water demands and maintenance costs, all landscaping
would be drought-tolerant, low-maintenance plant material. Plant species that do not pose a potential threat
of invasion to the adjacent riparian and wetland habitats to the east of the proposed development would be
utilized.
Green Infrastructure and Utility Improvements
The existing drainage channel between Oceanside Boulevard and the southern edge of the proposed
development footprint would be retained to ensure drainage capacity and functionality. The Project would
retain an existing 12-foot wide access drive used by City crews for ongoing maintenance of this channel
(e.g., removal of trash, debris, overgrown vegetation); refer to Figures 3A and 6A. Minor improvements are
proposed to the access drive to provide an adequate driving surface.
The proposed Project would not require any improvements to the existing 66-inch underground storm drain
that extends east-west across the northern portion of the site. The following utility improvements are
required to accommodate the proposed development:
•

Extension of existing water and sewer mains from adjacent Seagate Way and electrical lines from
adjacent roads into the site to provide service via the City’s public water and sewer systems and
via the existing electrical grid. No upsizing of existing mains or expansion of existing electrical
service infrastructure is required or proposed to serve the Project; and
Arroyo Verde Shopping Center
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Repair/replacement of damaged/inoperative irrigation lines in the existing slope adjacent to the
eastern side of the proposed development footprint to ensure an adequate water supply to support
the coastal sage scrub revegetation area within the biological buffer.

Lighting
Appropriate parking lot, street, and pedestrian-level lighting would be provided for purposes of public safety
and security and to allow for safe and efficient circulation of vehicles, pedestrians, and bicycles. All
proposed lighting shall be in conformance with the City’s regulations and shall be shielded and directed
downward to avoid light spillover levels onto adjacent lands, particularly within the riparian and wetland
habitat to the east of the proposed development, as described above. Further, the type of lighting fixtures
shall be selected to discourage and/or minimize the potential for raptor perching which could lead to
artificially elevated levels of wildlife predation within these adjacent sensitive habitats.

Affected Plans and Policies
The proposed Project would be consistent with the existing land use designation for the site according to
the Rancho Del Oro Specific Plan, as well as the City’s General Plan policies requiring the adequate
provision of transit, active transportation network, and/or bikeway network improvements with new
development to accommodate more efficient onsite vehicle parking and enhanced sidewalk and bike lane
connections to existing bus stops and to the nearby Sprinter transit station.

2.4

CONSTRUCTION ACTIVITIES

The Project would not be phased; construction would occur as a single event. It is anticipated that the
construction phase would occur between mid-2018 and mid-2019. Although located within the boundaries
of the Rancho Del Oro Specific Plan Area, the proposed Project is a stand-alone commercial development.
As required by the City, a Construction Management Plan would be prepared by the Project applicant for
City approval to ensure that construction activities do not result in potential adverse short-term effects to
surrounding uses (e.g., relative to fugitive dust emissions, establishment of truck routes for transport of
exported soils, etc.).

2.5

DISCRETIONARY ACTIONS

It is anticipated that Project implementation would require approval of the discretionary actions and permits
listed in Table 1, Anticipated Project Approvals and Permits. The approvals/permits are listed in the
approximate order they are expected to be obtained. Neither the rough-graded building pad nor the
surrounding manufactured slopes exceed 20% gradient; therefore, the City’s Hillside Development
Regulations do not apply to the Project.
Table 1

Anticipated Project Approvals and Permits
Permit/Action Required

Development Plan
Zoning Amendment
Conditional Use Permit (CUP)
Landscape Plans
Grading Permit
Execution of Irrevocable Offer of Dedication
(Public Maintenance Road Easement)
Improvement Plans
Waste Discharge Permit

Approving
Agencya
City
City
City
City
City

Lead/Trustee/Responsible
Agency Designation
Lead Agency
Lead Agency
Lead Agency
Lead Agency
Lead Agency

City

Lead Agency

City
RWQCB

Lead Agency
Responsible Agency
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Table 1, continued
Permit/Action Required
Statewide National Pollutant Discharge Elimination System
(NPDES) General Permit for Storm Water Discharges for
Construction Activity - Storm Water Pollution Prevention Plan
(SWPPP)b
North County Multiple Habitat Conservation Program (MHCP)
Compliance (Subarea Plan)
MHCP Compliance
MHCP Compliance
MHCP Compliance
a
b

Approving
Agencya

Lead/Trustee/Responsible
Agency Designation

RWQCB

Responsible Agency

RWQCB

Responsible Agency

CDFW
USFWS
ACOE

Responsible Agency
Responsible Agency
Responsible Agency

City: City of Oceanside; RWQCB: Regional Water Quality Control Board; CDFW: California Department of Fish & Wildlife; USFWS: U.S. Fish
and Wildlife Service; ACOE: U.S. Army Corps of Engineers
The required SWPPP shall be prepared to the satisfaction of the City Water Quality Engineer, in accordance with the City’s Grading
Ordinance, the City’s Water Quality Ordinance, and the latest NPDES Permit.
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FINDINGS

The City of Oceanside 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 Negative 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:
•

Aesthetics: The project would not have a substantial effect on a scenic vista; substantially damage
scenic resources; or, substantially degrade the existing visual character of the site. Additionally,
the project would not result in significant light or glare impacts. Refer to Section 4.0, Issue 14.1,
Aesthetics, for additional information.

•

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

•

Air Quality: The emissions calculated for the proposed project would exceed significance
thresholds during construction of the project. Impacts would be less than significant. Refer to
Section 4.0, Issue 14.3, Air Quality, for additional information.

•

Biological Resources: The project would have the potential to have a significant impact on listed
or special status species; have a substantial adverse effect on riparian habitat or sensitive natural
community; have a substantial adverse effect on federally protected wetlands; interfere
substantially with the movement of native resident or migratory fish or wildlife species; and/or
conflict with the provisions of an adopted Habitat Conservation Plan. Implementation of Mitigation
Measure MM BIO-1 will reduce impacts on biological resources to less than significant. Refer to
Section 4.0, Issue 14.4, Biological Resources, for additional information.

•

Cultural Resources: The project would have the potential to result in direct or indirect impacts to
historic resources. Project grading activities may also encounter previously undiscovered
archaeological and paleontological resources. Mitigation Measures MM CUL-1 to MM CUL-8
would reduce potential impacts to less than significant. Refer to Section 4.0, Issue 14.5, Cultural
Resources, for additional information.

•

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

•

Greenhouse Gas Emissions: The project would not generate greenhouse gas emissions that may
have a significant impact on the environment, or result in a conflict with applicable regulations
associated with reducing greenhouse gas emissions. Refer to Section 4.0, item 14.7, Greenhouse
Gas Emissions, for additional information.

•

Hazards and Hazardous Materials: The project would not result in a significant impact relative to
hazards or hazardous materials. Impacts would be less than significant. Refer to Section 4.0,
Issue 14.8, Hazards and Hazardous Materials, for additional information.

•

Hydrology and Water Quality: The project would 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 would be less
Arroyo Verde Shopping Center
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than significant. Refer to Section 4.0, Issue 14.9, Hydrology and Water Quality, for more
information.
•

Land Use and Planning: The project would not physically divide an established community or
conflict with applicable land use plans, policy, or regulations of an agency with jurisdiction over
the project. However, the project would have the potential to conflict with a habitat conservation
plan [City’s draft Subarea Plan of the County of San Diego North County Multiple Habitat
Conservation Program (MHCP)]. Mitigation Measure MM BIO-1 would reduce such impacts to
less than significant. Refer to Section 4.0, Issue 14.10, Land Use and Planning, for more
information.

•

Mineral Resources: The project site would not 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, or 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. Refer to Section 4.0, Issue 14.11, Mineral Resources, for
more information.

•

Noise: The project would not result in indirect or direct significant impacts due to the exposure of
persons to or generation of noise levels in excess of established standards; however, noise levels
during construction would have the potential to adversely affect least Bell’s vireo nesting or
breeding within the adjacent San Diego River corridor. Implementation of Mitigation Measure MM
BIO-1 would be implemented to reduce potential noise impacts during operation to less than
significant levels. Refer to Section 4.0, Issue 14.12, Noise, for more information.

•

Population and Housing: The project would not displace existing housing or generate a substantial
increase population or employment. Impacts would be less than significant. Refer to Section 4.0,
Issue 14.13, Population and Housing, for more information.

•

Public Services: The project would not result in substantial adverse impacts on public protection
services (fire, police) and would not substantially increase demands on schools, parks or other
public facilities. Impacts would be less than significant. Refer to Section 4.0, Issue 14.14, Public
Services, for more information.

•

Recreation: The project would have no impact on recreational facilities. Refer to Section 4.0, Issu2
14.15, Recreation, for more information.

•

Transportation/Traffic: The project would have the potential to conflict with any applicable plan,
ordinance, or policy establishing measures of effectiveness for the performance of the circulation
system and would have the potential to conflict with an applicable congestion management plan.
Mitigation Measure MM TRA-1 would reduce impacts to less than significant. Refer to Section 4.0,
Issue 14.16, Transportation/Traffic, for more information.

•

Tribal Cultural Resources: Mitigation measures associated with Cultural Resources (Issue 14.5 –
see Mitigation Measures MM TR-CUL-1 to MM TR-CUL-8) would ensure that impacts to Tribal
Cultural Resources are reduced to less than significant. Refer to Section 4.0, Issue 14.17, Tribal
Cultural Resources, for more information.

•

Utilities and Service Systems: Impacts to utilities and service systems would be less than
significant. Refer to Section 4.0, Issue 14.18, Utilities and Service Systems, for more information.

•

Mandatory Findings of Significance: The project would have the potential to degrade the quality
of the environment with regard to fish and wildlife species. The project would also have the
potential to result in cumulative considerable impacts and/or to result in environmental effects that
would have a substantial adverse effect on human beings. Impacts is this regard would be reduced
to less than significant with implementation of Mitigation Measures MM BIO-1 and MM NOI-1.
Refer to Section 4.0, Issue 14.19, Mandatory Findings of Significance, for more information.
Arroyo Verde Shopping Center
Mitigated Negative Declaration

INITIAL STUDY/ENVIRONMENTAL CHECKLIST

4.0

-12-

City of Oceanside, California

INITIAL STUDY/ENVIRONMENTAL CHECKLIST

INITIAL STUDY
City of Oceanside California
1. PROJECT:

Arroyo Verde Shopping Center, Rancho Del Oro Specific Plan Area (PD-1)

2. LEAD AGENCY:

City of Oceanside, Development Services Department, Planning Division

3. CONTACT PERSON & PHONE: Richard Greenbauer, Principal Planner, (760) 435-3519
4. PROJECT LOCATION: The approximately 4.9-acre Project site is located in the City of Oceanside
(“City”) at the northeast corner of the Oceanside Boulevard/Rancho Del Oro Drive intersection; refer to
Figure 1, Regional/Local Vicinity Map, and Figure 2, Aerial Photograph/Surrounding Land Uses. The
County Assessor’s Parcel Number (APN) for the site is 160-680-33.
5. APPLICANT:
Del Oro Gateway LLC C/O Giltner Realty Advisors, Attn: John Carroll,
Principal, 9034 West Sunset Boulevard, West Hollywood, California 90069
6. GENERAL PLAN DESIGNATION:
•

Existing: Light Industrial (M-1), Rancho Del Oro Specific Plan (S-1-84);
Adopted by Resolution No. 85-238.

•

Proposed: No change to the existing land use designation is proposed.

7. ZONING:
•

Existing: PD-1 (Planned Development), Rancho Del Oro Specific Plan (S-1-84)

•

Proposed: The Project proposes a Zone Amendment to change the existing PD-1 zone to
Planned Commercial (PC) and to incorporate the area into the Planned Development Plan (PD1) Commercial Master Development Plan Area.

8. PROJECT DESCRIPTION:
The Project proposes grading and construction improvements in the westerly approximate 3.6 acres
(“proposed development footprint”) of the 4.9-acre site to allow for future development of a range of
commercial uses allowed by right within the existing PD-1 zone that applies to the property. Approximately
27,200 square feet (s.f.) of commercial uses are proposed in four single-story buildings (approximately 18%
of the development footprint), as follows: Building 1 – 5,000 s.f.; Building 2 - 6,000 s.f.; Building 3 - 8,000
s.f; and Building 4 - 8,200 s.f.; (refer to Figure 3A, Site Plan). Anticipated uses for these structures include
restaurants, commercial retail, and/or a market/grocery store. Hours of operation would vary, depending on
the ultimate uses occupying the structures. Restaurants would generally be open from 10:00 a.m. to 10:00
p.m. Depending on the ultimate uses established onsite, certain establishments may have expanded hours,
such as 6:00 a.m. to 10:00 p.m. (e.g., coffee house). Food market hours are anticipated to be approximately
7:00 a.m. to 10:00 p.m. Provision of outdoor seating areas, public plazas, and public courtyards are also
anticipated in association with these uses.
The Project would provide a total parking supply of 154 spaces (110 standard; 40 compact; 4 American
Disabilities Act compliant) to be located within proposed surface parking lots. The City’s requirement for
retail commercial parking is four spaces per 1,000 square feet, which would generally equate to 109 parking
spaces for the Project, based upon the proposed 27,200 s.f. of gross floor area; however, the proposed
parking supply of 154 spaces would represent an equivalent parking ratio of 5.6 spaces per 1,000 s.f. of
retail commercial uses. The 45 excess parking spaces are proposed to allow for a higher than normal
mixture of restaurant uses within the Project.
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As indicated above, the existing General Plan land use designation for the Project site is Light Industrial
(M-1), Rancho Del Oro Specific Plan (S-1-84) (adopted by Resolution No. 85-238). No change to the
existing land use designation is proposed. The current zone classification is PD-1 (Planned Development),
Rancho Del Oro Specific Plan (S-1-84). The Project proposes a Zone Amendment to change the existing
PD-1 zone to Planned Commercial (PC) and to incorporate the area into the Planned Development Plan
(PD-1) Commercial Master Development Plan Area. Any land uses permitted under the existing General
Plan land use designation (M-1), the Planned Commercial (PC) zoning classification, and/or the approved
S-1-84 Commercial and Industrial Plans for the site, would be allowed with City approval. City approval of
a Conditional Use Permit (CUP) is also being requested to allow for alcohol-serving uses among some of
the anticipated restaurants.
The Project involves development of approximately 27,200 s.f. of commercial retail uses, restaurants,
and/or a market/grocery store, along with surface parking. It should be noted that the proposed commercial
uses would result in a lower intensity land use than if the site were developed with light industrial uses, as
permitted under the existing PD-1 zone.
The anticipated commercial uses for the proposed Project are identified as such to allow for evaluation of
the maximum development intensity contemplated for the site. Different uses may ultimately be established
onsite, to be determined when lease agreements are tendered for the actual tenants that will occupy the
proposed structures; however, ultimate future development of the site would not exceed the maximum
development intensity associated with the currently anticipated uses; otherwise, additional compliance
actions may be necessary per the California Environmental Quality Act (CEQA).
As noted, the subject property has been previously graded to provide the existing building pad, and
therefore, only disturbed and ornamental habitat is present within the proposed Project development
footprint due to such activities. No sensitive natural vegetation communities are present within the proposed
development area that would be directly impacted by the Project.
Additionally, the Project has been designed to avoid the eastern portion of the property where a number of
wildlife species have been observed or detected during recent biological surveys, including the federallyendangered least Bell’s vireo. Development is not proposed in the eastern portion of the site, and no loss
of the adjacent riparian and wetland habitat east of the proposed development footprint would occur; refer
to Figure 5, Project Impacts. Design features are proposed to reduce potential indirect impacts on least
Bell’s vireos using these habitats. The federally-threatened California gnatcatcher has also been reported
west of Rancho Del Oro Drive (CNDDB 2015; City of Oceanside 2010), but was not observed during recent
biological surveys and is not expected to occur onsite due to the high level of disturbance and lack of
suitable habitat; refer to Section 14.4, Biological Resources.
To prevent intrusion into the biologically sensitive area onsite, fencing is proposed along the perimeter of
the development area, as shown in Figure 6D. The Project has also been designed to distance the proposed
development from the sensitive biological habitat area via a 100-foot wide biological buffer; refer to Figure
3A, Site Plan.
PROJECT CHARACTERISTICS
Design Theme
The overall design concept for the Project would provide for commercial retail economic enhancement
opportunities while enhancing the visual setting via outdoor seating areas, public plazas, and public
courtyards to allow for dining, relaxation, and socializing. Additionally, the Project would offer nature viewing
opportunities through provision of a biological buffer along the eastern portion of the proposed development
footprint.
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Circulation/Access
As shown on Figure 3A, main access to the Project would be provided via an approximate 30-foot wide,
two-way access drive from Seagate Way; secondary access would be provided via a proposed 28-foot
wide, two-way access drive (restricted right-in, right-out turning movement) from Rancho Del Oro Drive.
The southern portion of northbound Rancho Del Oro Drive adjacent to the Project frontage would be
widened by eight feet to provide a designated right-turn lane into the development. Such improvements
would include replacement of approximately 100 feet of existing curb and gutter.
Alternative modes of transportation (e.g., walking, bicycling) to/from the Project would be encouraged via
existing sidewalks and Class II bike lanes on Oceanside Boulevard and Rancho Del Oro Drive, as well as
through proximity to the existing Sprinter transit station located just south of Oceanside Boulevard. Nearby
bus stops2 would also allow for use of alternate means of transit to access the site via direct street
connections with area sidewalks and bike lanes. In addition, the Project would install bike racks within the
commercial center to encourage use of alternative modes of travel. Additionally, the Project would be
conditioned to provide a new bus stop for the North County Transit District (NCTD) bus system along
Rancho del Oro Drive, just to the north of Oceanside Boulevard. It should be noted that the precise location
of the required bus stop along Rancho del Oro Drive may be revised with final improvement drawings and
direction from NCTD.
In addition, the following Project amenities are proposed to encourage pedestrian and bicycle use within
the commercial development, as well as offsite connections to City streets and the nearby Sprinter transit
station:
•

New walkways (hard surfaces) throughout the commercial development, with connection to the
existing offsite sidewalk system encouraging pedestrian circulation in the area; and

•

New bike lanes associated with proposed roadway improvements along the segments of Rancho
Del Oro Drive and Seagate Way fronting the Project site, along with connections to existing bike
lanes.

Biological Buffer
In compliance with the wetland buffer requirements pursuant to the City’s draft Subarea Plan (SAP) of the
North County Multiple Habitat Conservation Program (MHCP), a 100-foot-wide biological buffer is proposed
along the eastern portion of the proposed development footprint adjacent to the riparian and wetland
habitats described above to ensure that impacts to sensitive resources (e.g., least Bell’s vireo and
jurisdictional wetlands) are avoided; refer to Figures 3A and 5. Such horizontal buffering would negate
potential indirect impacts to the sensitive habitats and any special-status species using these habitats that
could otherwise occur from short-term construction and long-term operational activities resulting from the
Project.
Additionally, an educational signage program is proposed to inform the public of the environmental features
of the site and to enhance the visitor experience; refer to Figures 6D to 6F which illustrate the proposed
signage program. Signage would be installed in coordination with the fencing proposed along the eastern
boundary of the development area to buffer the proposed commercial uses from sensitive resources and
to prevent pedestrians from entering the biological preserve area. The signage is intended to provide an
educational program consisting of one main Wildlife Information Directory (e.g., kiosk) and an estimated six
Wildlife Educational Displays (WEDs); however, the signage program is subject to refinement at the time
of installation to confirm sight-lines, orientation, and coordination with other improvements (e.g., irrigation
improvements, etc.). The displays would provide visitors with information about the wildlife preserve
2

The following North County Transit District (NCTD) bus lines occur within ½ mile of the Project site: Routes 311 and 313 along
Rancho del Oro Drive; Route 318 along Oceanside Boulevard; Route 313 along Seagate Way (west of Rancho del Oro Drive); and
Routes 311 and 316 along portions of Seagate Way and Avenida del Oro (east of Rancho del Oro Drive).
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including its history, its contribution to the natural environment, and its connection with Oceanside’s overall
conservation plans. All exhibit panels would be subject to review and approval by the City for content,
relevance, and aesthetics prior to production and installation.
The main kiosk would be located in the central portion of the entry area in the easternmost portion of the
site; refer to Figure 6D. The kiosk would be double-sided with indirect LED illumination concealed under
the “roof” feature. The “roof” would feature Spanish tile the same, or similar to, that used for the commercial
development. The display areas would feature Wildlife Preserve information, with a site plan on one side
and Project and community bulletin boards on the reverse side. The bulletin boards would be enclosed in
outdoor-rated display cases with locking, safety glass panels. All graphic elements would be produced
using high-resolution graphics formulated for outdoor display in direct sunlight.
The displays would feature information about specific flora and fauna that populate the biological preserve.
A QR Code glyph would also be featured to allow visitors to scan with their smart phones and be connected
with options that would include:
•

a PDF of the featured flora or fauna

•

an MP3 or WAV (audio file) bird call of the featured species

•

a vicinity map featuring nearby trails

•

a calendar of planned Project special events

Grading
The Project site has been previously graded (by others) and currently offers a relatively level building pad
with no mature trees and limited vegetation. Project grading would involve approximately 26,000 cubic
yards (c.y.) of cut and 3,000 c.y. of fill. Therefore, approximately 23,000 c.y. of soil would be exported from
the site. As required by the City, a Construction Management Plan would be prepared by the Project
applicant for City approval to ensure that construction activities do not result in potential adverse short-term
effects to surrounding uses (e.g., relative to fugitive dust emissions, establishment of truck routes for
transport of exported soils, etc.). Refer to Section 14.3, Air Quality.
Landscaping
Grading would be required along the existing slopes adjacent to Seagate Way and Rancho Del Oro Drive
to accommodate the proposed Project improvements. Landscaping would be installed along these slopes
once construction is completed to minimize the potential for erosion and to visually blend the slopes into
the surrounding visual setting. Landscape plantings would also be installed throughout the proposed
development to further enhance the design concept and strengthen the sense of overall cohesiveness;
refer to Figures 6A and 6B, Conceptual Landscape Plan. Consistent with the design theme, a variety of
landscape treatments are proposed that would provide vegetative screening and stratified (horizontal and
vertical) buffering from adjacent biological resources and from surrounding roads and land uses. Such
landscaping is intended to visually enhance the appearance of the proposed development as viewed from
motorists on surrounding roadways as well as from existing surrounding land uses, as described above.
Additionally, the proposed landscaping would be consistent with existing zoning requirements and
applicable City design standards. To minimize water demands and maintenance costs, all landscaping
would be drought-tolerant, low-maintenance plant material. Plant species that do not pose a potential threat
of invasion to the adjacent riparian and wetland habitats to the east of the proposed development would be
utilized.
Green Infrastructure and Utility Improvements
The existing drainage channel between Oceanside Boulevard and the southern edge of the proposed
development footprint would be retained to ensure drainage capacity and functionality. The Project would
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retain an existing 12-foot wide access drive used by City crews for ongoing maintenance of this channel
(e.g., removal of trash, debris, overgrown vegetation); refer to Figures 3A and 6A. Minor improvements are
proposed to the access drive to provide an adequate driving surface.
The proposed Project would not require any improvements to the existing 66-inch underground storm drain
that extends east-west across the northern portion of the site. The following utility improvements are
required to accommodate the proposed development:
•

Extension of existing water and sewer mains from adjacent Seagate Way and electrical lines from
adjacent roads into the site to provide service via the City’s public water and sewer systems and
via the existing electrical grid. No upsizing of existing mains or expansion of existing electrical
service infrastructure is required or proposed to serve the Project; and

•

Repair/replacement of damaged/inoperative irrigation lines in the existing slope adjacent to the
eastern side of the proposed development footprint to ensure an adequate water supply to support
the coastal sage scrub revegetation area within the biological buffer.

Lighting
Appropriate parking lot, street, and pedestrian-level lighting would be provided for purposes of public safety
and security and to allow for safe and efficient circulation of vehicles, pedestrians, and bicycles. All
proposed lighting shall be in conformance with the City’s regulations and shall be shielded and directed
downward to avoid light spillover levels onto adjacent lands, particularly within the riparian and wetland
habitat to the east of the proposed development, as described above. Further, the type of lighting fixtures
shall be selected to discourage and/or minimize the potential for raptor perching which could lead to
artificially elevated levels of wildlife predation within these adjacent sensitive habitats.
Phasing
The Project would not be phased; construction would occur as a single event. It is anticipated that the
construction phase would occur between mid-2018 and mid-2019. Although located within the boundaries
of the Rancho Del Oro Specific Plan Area, the proposed Project is a stand-alone commercial development.
Affected Plans and Policies
The proposed Project would be consistent with the existing land use designation for the site according to
the Rancho Del Oro Specific Plan, as well as the City’s General Plan policies requiring the adequate
provision of transit, active transportation network, and/or bikeway network improvements with new
development to accommodate more efficient onsite vehicle parking and enhanced sidewalk and bike lane
connections to existing bus stops and to the nearby Sprinter transit station.
9. SURROUNDING LAND USE(S) & PROJECT SETTING:
Regional access to the Project site is provided by State Route 76 (SR-76), approximately 1.6 miles to the
north, and by SR-78, approximately 1.6 miles to the south; refer to Figure 1. Local access to the site is
provided from Oceanside Boulevard on the south, Rancho Del Oro Drive on the west, and/or Seagate Way
on the north; refer to Figure 2. The site has been previously graded and existing onsite elevations range
from approximately 189 feet above mean sea level (amsl) to approximately 153 feet amsl.
The Project site was previously utilized for private mineral mining operations (silica) for several decades.
Such activities ceased during the 1990’s. Due to prior mining activities, the natural landscape of the subject
property was significantly impacted. Following cessation of mining activities in the 1990s, the subject site
was recovered under the Surface Mining and Reclamation Act (SMARA). The western portion of the subject
parcel was subsequently mass graded to provide a relatively level building pad, with manufactured slopes
along all four sides; refer to Figure 2. The reclamation and grading activities have resulted in a safe and
stable landscape that can support future onsite development.
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No existing structures are present onsite. As shown on Figure 5, Project Impacts, the majority of the
property contains disturbed habitat, except for a remnant patch of disturbed coastal sage scrub in the
northern portion, and the manufactured slopes along the western, northern, and southern sides of the pad
which contain ornamental plantings. The slope along the eastern side of the pad was previously revegetated
with coastal sage scrub that is now in various states of disturbance due to lack of watering and maintenance
over a number of years. Existing vegetation on this slope consists of patches of disturbed coastal sage
scrub, non-native grassland, coastal sage scrub, mule fat scrub, and disturbed habitat. Along this slope is
a non-functioning irrigation system that provided water for the previous revegetation area but is no longer
in use. Native plant restoration efforts may be required to rehabilitate portions of the site to achieve a more
natural character, or where the site may support endangered or sensitive plant or animal species, thereby
increasing the importance of the property as a habitat preserve. Refer to discussion under Section 14.4,
Biological Resources.
An existing 66-inch diameter storm drain maintained by the City traverses under the northern portion of the
building pad and outlets into a freshwater marsh within the eastern portion of the property. A flood control
basin consisting of a series of City-maintained drainage basins occurs east of the building pad. The basin
receives flow from upstream developed areas to the north and northeast of the site, as well as from the
existing 66-inch storm drain. The basin flows into a rip-rap channel along the southern property line which
outlets to a box culvert in Rancho Del Oro Drive and flows into Loma Alta Creek south of Oceanside
Boulevard. As shown on Figure 5, these drainage basins contain a variety of riparian wetland habitats (e.g.,
freshwater marsh dominated by cattails, mulefat scrub, southern willow scrub, and disturbed coastal sage
scrub/mulefat scrub ecotone) under the jurisdiction of both the federal Clean Water Act (CWA), as regulated
by the U.S. Army Corps of Engineers (ACOE) and California Regional Water Quality Control Board
(RWQCB), and the California Fish and Game Code, as regulated by the California Department of Fish and
Wildlife (CDFW); refer also to Figure 4. In addition, open water collects at the above-mentioned storm drain
outlet in this area which is also regulated by ACOE and CDFW as jurisdictional Waters of the U.S. and
Waters of the State.
As shown on Figure 2, existing facilities and land uses surrounding the Project site include the following:
•

North: Seagate Way, hotel, and various commercial and light industrial uses; further to the
north/northwest, the hillsides rise to approximately 480 feet amsl.

•

East: The Loma Alta Creek channel flows generally from east to west (see above description of
riparian and wetland habitats in these drainage basins); commercial uses and a chapel further to
the east, with elevations increasing as one travels further east, where Loma Alta Mountain reaches
482 feet amsl.

•

South: Oceanside Boulevard; undeveloped land just south of the roadway; further to the
south/southeast, the hillsides rise to approximately 360 feet amsl.

•

Southwest: Surface parking lot associated with the Sprinter (Light-Rail Commuter Train) transit
station; commercial landscaping supply store with associated storage yard.

•

West: Rancho Del Oro Drive; vacant land; El Corazon Senior Center and SoCal Sport Complex
further to the northwest.

10. OTHER REQUIRED AGENCY APPROVALS:
It is anticipated that Project implementation would require approval of the discretionary actions and permits
listed in Table 1, Anticipated Project Approvals and Permits. The approvals/permits are listed in the
approximate order they are expected to be obtained. Neither the rough-graded building pad nor the
surrounding manufactured slopes exceed 20% gradient; therefore, the City’s Hillside Development
Regulations do not apply to the Project.
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Anticipated Project Approvals and Permits

Permit/Action Required
Development Plan
Zoning Amendment
Conditional Use Permit (CUP)
Landscape Plans
Grading Permit
Execution of Irrevocable Offer of Dedication (Public
Maintenance Road Easement)
Improvement Plans
Waste Discharge Permit
Statewide National Pollutant Discharge Elimination
System (NPDES) General Permit for Storm Water
Discharges for Construction Activity - Storm Water
Pollution Prevention Plan (SWPPP)b
North County Multiple Habitat Conservation Program
(MHCP) Compliance (Subarea Plan)
MHCP Compliance
MHCP Compliance
MHCP Compliance
a

-18-

Approving Agencya
City
City
City
City
City

Lead/Trustee/Responsible
Agency Designation
Lead Agency
Lead Agency
Lead Agency
Lead Agency
Lead Agency

City

Lead Agency

City
RWQCB

Lead Agency
Responsible Agency

RWQCB

Responsible Agency

RWQCB

Responsible Agency

CDFW
USFWS
ACOE

Responsible Agency
Responsible Agency
Responsible Agency

City: City of Oceanside; RWQCB: Regional Water Quality Control Board; CDFW: California Department of Fish & Wildlife; USFWS: U.S. Fish
and Wildlife Service; ACOE: U.S. Army Corps of Engineers
The required SWPPP shall be prepared to the satisfaction of the City Water Quality Engineer, in accordance with the City’s Grading
Ordinance, the City’s Water Quality Ordinance, and the latest NPDES Permit.

11. PREVIOUS ENVIRONMENTAL DOCUMENTATION: None.
12. CONSULTATION:
FEDERAL AGENCIES
•

U.S. Army Corps of Engineers (ACOE): As the Project has been designed to avoid all direct
impacts to onsite riparian and wetland habitats (e.g., jurisdictional areas), no regulatory
permits/authorizations from the ACOE are required.3

•

U.S. Fish & Wildlife Service (USFWS): In a joint letter dated October 28, 2015, the United States
Fish and Wildlife Service and the California Department of Fish and Wildlife (CDFW)
recommended that a 100-foot-wide biological buffer be incorporated into any future development
design pending updated biological surveys of the Project area “for the adjacent occupied least
Bell’s vireo (Vireo bellii pusillus) habitat” as well as implementation of “all other provisions of the
City’s draft SAP” under the North County Multiple Habitat Conservation Plan (MHCP). As the
Project has been designed to avoid all direct impacts to onsite riparian and wetland habitats (e.g.,
jurisdictional areas), no regulatory permits/authorizations from the USFWS are required.3

STATE AGENCIES
•

California Department of Fish & Wildlife: Please refer to the discussion above regarding the
October 28, 2015 joint letter with USFWS. As the Project has been designed to avoid all direct
impacts to onsite riparian and wetland habitats (e.g., jurisdictional areas), no regulatory
permits/authorizations from the CDFW are required.3

•

California Regional Water Quality Control Board (RWQCB), San Diego Region: The Project
has been designed to avoid all direct impacts to onsite riparian and wetland habitats (e.g.,
jurisdictional areas), as well as avoidance of indirect water quality impacts due to implementation

3

Regulatory permits/authorizations from these agencies would only be necessary if inadvertent or unforeseen ground disturbance
occurs within any of the jurisdictional areas and/or wetland habitats adjacent to the east side of the proposed development area during
earth-moving activities.
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of a required Stormwater Quality Management Plan (SWQMP) including proposed stormwater
control BMPs, as discussed above. Therefore, a federal Clean Water Act (CWA) Section 401
Water Quality Certification3 is not required from RWQCB for the Project.
•

California Native American Heritage Commission (NAHC): According to the Cultural
Resources Inventory prepared for the Project (Spindrift 2016), and included as Appendix C to this
Initial Study/Mitigated Negative Declaration (IS/MND), the NAHC was contacted on December 18,
2015 to request a search of the Sacred Lands File for the Project Area of Potential Effects (APE).4
In a letter dated July 21, 2016, the NAHC concluded that the search failed to indicate the presence
of Native American cultural resources located within the Project APE. The NAHC also 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. All persons and organizations on this list
were contacted on July 26, 2016 by email, fax, or certified mail to request information on
unrecorded cultural resources that may exist within the Project APE, or to inquire about any
concerns regarding sacred sites or traditional cultural properties in the vicinity that might be
affected by the proposed action. No other communications were received in response to this
subsequent outreach to indicate the presence of traditional cultural places or Native American
cultural resources within the Project APE.

•

California State Assembly Bill 52 (AB 52): In 2015, the California Public Resources Code (PRC)
was amended to enact AB 52, to ensure that local and Tribal governments, public agencies, and
project proponents would have information early in the project planning process to identify
potential impacts to Tribal Cultural Resources (TCR). California Public Resources Code §21084.2
states that a “project with an effect that may cause a substantial adverse change in the significance
of a tribal cultural resource is a project that may have a significant effect on the environment.”
TCR are either of the following:
1) Sites, features, places, cultural landscapes, sacred places, and objects with cultural value to
a California Native American tribe that are either (a) included or determined to be eligible for
inclusion in the California Register of Historical Resources, or (b) included in a local register
of historical resources.
2) A resource determined by the lead agency (in its discretion and supported by substantial
evidence) to be significant. This includes resources considered significant to a California
Native American tribe (e.g., cultural landscapes, unique and non-unique archaeological
resources, and historic resources).
3) Embodies the distinctive characteristics of a type, period, or region or method of construction,
or represents the work of an important creative individual or possesses high artistic values.
4) Has yielded, or may be likely to yield, information important in prehistory or history.

In compliance with the California Public Resources Code, as Lead agency, the City of Oceanside sent
notification regarding the proposed Project to each of the tribes included on the Tribal Consultation
List provided for the Project by the NAHC on September 27, 2017. The consultation process per AB
52 requirements is currently ongoing.

4

Consists of the horizontal and vertical limits of the Project within which significant impacts to cultural resources could occur as a
result of development activities. The horizontal APE is approximately 4.9 acres and includes areas proposed for vegetation removal,
grading, trenching, stockpiling, staging, paving, and other construction elements. The vertical APE is the maximum depth below the
surface to which excavations would extend, including all subsurface areas where cultural deposits could be affected depending on
the type of infrastructure, and the maximum height above the surface of proposed structures which could impact the physical integrity
of cultural districts or traditional cultural properties. For the Project, the vertical APE is 13 feet deep for utilities and 50 feet high for the
tallest building.
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Scientific Name

Common Name

Seed Qty
lbs/acre

Acmispon glaber

Deerweed

1

Artemisia californica

California sagebrush

7

Asclepias fascicularis

Narrow-leaf milkweed

1

Dichelostemma capitum

California blue dicks

2

Eriophyllum confertiflorum

Golden yarrow

1

Gnaphalium californicum
Isocoma menziesii

Everlasting

1

Coast goldenbush

3

Lupinus bicolor

Miniature lupine

4

Malacothamnus fasciculatus

Bush mallow

2

Mimulus aurantiacus

Coast monkey flower

2
1

Salvia apiana

White sage

Salvia mellifera

Black sage

2

Sisyrinchium bellum

California blue-eyed grass

2
1

Stipa pulchra

Purple needlegrass

Plantago ovata (insularis)

Wooly plantain

6

6

Vulpia machrostachys

Small fescue

2

4

Total

Dudleya pulverulenta*

Chalk dudleya

2

Encelia californica

California encelia

4

Eriogonum fasciculatum

California buckwheat

Eschscholzia californica

California poppy

54

FIGURE 6B

Conceptual Landscape Plan
02/2018 JN 144233

Arroyo Verde Shopping Center

INITIAL STUDY/ENVIRONMENTAL CHECKLIST

-36-

City of Oceanside, California

THIS PAGE LEFT BLANK INTENTIONALLY

Arroyo Verde Shopping Center
Mitigated Negative Declaration

WESTERN BOUNDARY OF

EXISTING CITY
MAINTENANCE ROAD*
(EASTERN BOUNDARY)

*SEE CIVIL DRAWINGS FOR PROPOSED
IMPROVEMENT DETAILS

Source: Michael Baker, 2018

FIGURE 6C

Cross-Section
02/2018 JN 144233

Arroyo Verde Shopping Center

INITIAL STUDY/ENVIRONMENTAL CHECKLIST

-38-

City of Oceanside, California

THIS PAGE LEFT BLANK INTENTIONALLY

Arroyo Verde Shopping Center
Mitigated Negative Declaration

Source: Blair Sign Programs, 2018.
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Source: Blair Sign Programs, 2018.

FIGURE 6E

Sign Types: Wildlife Information Directory
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Source: Blair Sign Programs, 2018.

FIGURE 6F

Sign Types: Wildlife Educational Displays
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13. SUMMARY OF ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:
The project will not affect any environmental factors resulting in a Potentially Significant Impact. A summary
of the environmental factors potentially affected by the Project, consisting of a Potentially Significant Impact
Unless Mitigated, include:
Aesthetics

Greenhouse Gas Emissions

Population/Housing

Agricultural Resources

Hazards and Hazardous Materials

Public Services

Air Quality

Hydrology/Water Quality

Recreation

Biological Resources

Land Use/Planning

Transportation/Traffic

Cultural Resources

Mineral Resources

Tribal Cultural Resources

Geology/Soils

Noise

Utilities/Service Systems

Mandatory Findings of Significance

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 below are restated from the CEQA Initial Study Checklist,
and answers are provided based on the analysis undertaken herein as part of this Initial Study. The analysis
considers the Project’s short-term impacts (construction-related) and long-term impacts (operational or dayto-day). For each question, there are four possible responses:

1. No Impact: Project implementation will not have any measurable environmental impact on the
environment, and no additional analysis is required.

2. Less than Significant Impact: Project implementation will have the potential to impact the
environment; however, these impacts will be less than the levels or thresholds considered
significant.

3. Less than Significant with Mitigation: Project implementation will have the potential to significantly
impact the environment; however, with incorporation of standard construction measures and design
features (e.g., changes to the Project’s physical or operational characteristics), these impacts will
be less than the levels or thresholds considered significant.

4. Potentially Significant Unless Mitigated: Project implementation will have the potential to
significantly impact the environment; however, with incorporation of mitigation measures identified
herein, these impacts will be less than the levels or thresholds considered significant.
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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? The Project site is generally located in a suburban
area within the City of Oceanside. Surrounding land uses are generally residential, commercial, and
light industrial in nature. The majority of the site has been previously graded, is generally flat, and does
not support any resources having scenic value. The City’s General Plan Environmental Resource
Conservation Element does not identify any scenic vistas within the Project vicinity; however, views to
the site may occur from hillsides which rise to the southeast and north/northwest. Such views would be
distanced from the site, and the Project would not substantially change the character of existing views
from such vantage points within the visual landscape. Therefore, no scenic vistas would be blocked or
obstructed, or otherwise adversely affected, by future development on the subject site. No impact
would occur relative to this issue.
b) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings, and
historic buildings within a State scenic highway? The majority of the subject property has been
previously graded. No scenic resources, including trees, rock outcroppings, or historic buildings occur
within the proposed development footprint. In addition, the Project site is not situated along or within
view of a designated State scenic highway. Therefore, the Project would result in no impact with regard
to this issue.
c) Substantially degrade the existing visual character or quality of the site and its surroundings?
Refer also to Response 14.1a), above. Potential short-term construction-related aesthetic impacts
would consist primarily of motorists viewing onsite grading activities, construction equipment, and
warning markers on roadways, as they drive by the construction site. Because these short-term visual
nuisances would be temporary and would cease upon completion of construction, such potential
aesthetic impacts to the existing visual character and quality of the site and its surroundings would be
less than significant.
Potential long-term aesthetic impacts would consist primarily of motorists viewing a new commercial
center as they drive by the site. As previously stated, the overall design concept for the Project would
provide for commercial retail economic enhancement opportunities while enhancing the visual setting
via outdoor seating areas, public plazas, and public courtyards to allow for dining, relaxation,
socializing, and nature viewing through the provision of a biological buffer along the eastern portion of
the proposed development footprint.
The landscape design concept includes proposed coastal sage scrub restoration efforts within the 100foot biological buffer to provide a visual link between onsite users and the riparian and wetland habitats
Arroyo Verde Shopping Center
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to the east of the proposed development area. Specifically, the coastal sage scrub hydroseed mix
proposed within this buffer would include native upland plant species appropriate for the slope transition
separating the commercial center from these adjacent natural habitats; refer also to Figures 6A and
6B. Anticipated plantings to be utilized for this restoration effort are included in Table 14.1-1, below.
Table 14.1-1

Biological Buffer – Coastal Sage Scrub Restoration

Scientific Name
Acmispon glaber
Artemisia californica
Asclepias fascicularis
Dichelostemma
capitum
Dudleya pulverulenta
Encelia californica
Eriogonum
fasciculatum
Eschscholzia
californica
Eriophyllum
confertiflorum
Pseudognaphalium
californicum

Common Name
Deerweed
California sagebrush
Narrow-leaf milkweed
California blue dicks

Scientific Name
Isocoma menziesii
Lupinus bicolor
Malacothamnus fasciculatus
Mimulus aurantiacus

Common Name
Coast goldenbush
Miniature lupine
Bush mallow
Coast monkey flower

Chalk dudleya
California encelia
California buckwheat

Salvia apiana
Salvia mellifera
Sisyrinchium bellum

White sage
Black sage
California blue-eyed grass

California poppy

Stipa pulchra

Purple needlegrass

Golden yarrow

Plantago ovata (insularis)

Wooly plantain

California everlasting

Vulpia machrostachys

Small fescue

Additionally, physical design attributes to be incorporated into the proposed onsite buildings to minimize
aesthetic impacts include, but are not limited to, the following:
•

Use of earth-tone color selections for surface building materials; and

•

Reduction in large massing of highly-reflective surface materials and windows (glare)

Furthermore, proposed landscaping would be installed along the re-graded slopes adjacent to Seagate
Way and Rancho Del Oro Drive to visually blend these slopes into the surrounding visual setting. Such
landscaping is intended to visually enhance the appearance of the proposed development as viewed
from motorists on surrounding roads as well as from the existing surrounding land uses. These
landscaped roadway slopes, along with the planting of trees throughout the proposed outdoor plazas,
ingress/egress driveways, and surface parking areas, would substantially minimize the potential for
visual impacts from the addition of new paved and hardscape surfaces associated with commercial
development of the site; refer to Figures 6A and 6B.
With implementation of the proposed design features and landscape screening described above, the
potential for the Project to cause long-term aesthetic impacts to the existing visual character and quality
of the site and its surroundings would be less than significant.
d) Create a new source of substantial light or glare which would adversely affect day or nighttime views
in the area? A Photometric Plan was prepared for the Project (available under separate cover) to
determine potential lighting effects of the future commercial uses on adjacent lands, and in particular,
the adjacent sensitive biological habitat. Project lighting would involve directional vectoring (e.g., lamps
directed downward and toward the development, facing away from the riparian and wetland habitats to
the east) and shielded luminaries along the eastern perimeter of the proposed development to prevent
light spillover into adjacent areas. Additionally, the Project applicant will be required to submit a lighting
plan to the Wildlife Agencies (e.g., USFWS and CDFW) at least 60 days prior to initiating Project
construction for review to ensure that Project lighting effects on sensitive resources are minimized.
Additionally, the City’s Light Pollution Regulations (Chapter 39 of the City of Oceanside Municipal Code)
are intended to reduce unnecessary glare for public benefit and for operations at the County’s
observatories in order to minimize potential detrimental effects on astronomical observation and
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research. Mounty Laguna Observatory is located approximately 57 miles to the southeast of the Project
site; Palomar Observatory is located approximately 28 miles to the northeast. The Light Pollution
Ordinance defines Class I, II, and II outdoor lighting; identifies specific requirements for outdoor lighting
including lamp source and shielding for outdoor fixtures; provides restrictions on certain outdoor lighting
fixtures (e.g., shielding, non-use between 11:00 p.m. and sunrise) with exceptions; and encourages the
use of low-pressure sodium outdoor light fixtures where required, among other measures.
Project lighting for the parking areas, access drives, signage, and interior walkways would be limited to
that required for purposes of public safety and for circulation in order to minimize potential effects on
surrounding land uses and on nighttime dark skies. No lighting or glare effects are anticipated with the
proposed Project as all future development lighting would designed and installed consistent with the
Rancho Del Oro Specific Plan design standards for the (proposed) PC-1 (Planned Commercial) zone.
Such standards would also require the use of appropriate building materials and minimization of large
expanses of glass or other reflective surfaces that could result in potential glare. Project conformance
with applicable local lighting regulations would ensure that the potential for the Project to generate
substantial light or glare impacts would be reduced to less than significant.

No Impact

Less than
Significant

Less Than
Significant w/
Mitigation

AGRICULTURE AND FORESTRY RESOURCES
Potentially
Significant Unless
Mitigated

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 (FMMP) of the California
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 FMMP, to non-agricultural use? The Project site is located
in an urbanized area within the City of Oceanside. The site has been previously graded and currently
supports a disturbed building pad that could allow for future development of the property. According to
available published California Department of Conservation Farmland maps, the Project site is
designated as Other Land, which is land not included in any other mapping category. Common
examples include low-density rural developments; brush, timber, wetland, and riparian areas not
suitable for livestock grazing, confined livestock, poultry, or aquaculture facilities; strip mines, borrow
pits, and water bodies smaller than 40 acres; and vacant and non-agricultural land surrounded on all
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sides by urban development and greater than 40 acres (CDC 2016). As there is no FMMP-designated
farmland onsite, the Project would not convert any such lands to non-agricultural uses. No impact
would occur.
b) Conflict with existing zoning for agricultural use, or a Williamson Act contract? There are no lands zoned
for agricultural use, nor are there any lands under a Williamson Act contract, located on or within
proximity to the subject site. Therefore, the proposed Project would result in no impact with regard to
this issue.
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))? There are no lands
zoned for forest or timber production within the City limits or on the Project site with which the proposed
development would conflict. Therefore, no impact would occur.
d) Result in the loss of forest land or conversion of forest land to non-forest use? There are no designated
forest lands on or adjacent to Project site, and therefore, the Project would not convert any such lands
to non-forest uses. The proposed Project would result in no impact with regard to this issue.
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? As
evaluated under Thresholds14.2a) to d), the proposed Project would result in no impact with regard to
this issue.

No Impact

Less than
Significant

Less Than
Significant w/
Mitigation

AIR QUALITY
Potentially
Significant Unless
Mitigated

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?
Refer to the Air Quality/Greenhouse Gas Emissions Technical Memorandum (November 2017) prepared
by Michael Baker International for the proposed Project; refer to Appendix A.
a) Conflict with or obstruct implementation of the applicable air quality plan? The Project site is located
within the San Diego Air Basin (SDAB) and is regulated by the San Diego Air Pollution Control District
(SDAPCD). The SDAPCD monitors air pollution, implementation of the County of San Diego’s portion
of the State Implementation Plan (SIP), and application of the SDAPCD Rules and Regulations. The
SIP contains strategies and tactics to be applied in order to attain and maintain acceptable air quality
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in the County called the Regional Air Quality Strategy (RAQS). The RAQS is the applicable air quality
plan for the proposed Project.
Consistency with the RAQS is determined by two standards: (1) whether the proposed project would
exceed assumptions contained in the RAQS; and (2) whether a project would increase the frequency
or severity of violations of existing air quality standards, contribute to new violations, or delay the timely
attainment of air quality standards or interim reductions as contained in the RAQS.
The air quality emission projections and emission reduction strategies in the RAQS are based on
information from the California Air Resources Board (CARB) and San Diego Association of
Governments (SANDAG) regarding mobile and area source emissions, as well as growth in the County
(including the City of Oceanside). The CARB mobile source emissions projections and SANDAG growth
projections are derived from population and vehicle use trends, and land use plans developed by the
cities and County as part of their general plans. A project that proposes development consistent with
the growth anticipated in a general plan would be consistent with the RAQS.
As described above, no changes to the current General Plan land use designation is proposed, and
thus, the Project is consistent with the growth anticipated in the General Plan. In addition, as discussed
under Threshold 14.3b) below, construction and operational emissions would not exceed the SDAPCD
thresholds. As a result, the Project would not result in violations or affect air quality attainment status
in the SDAPCD, and a less than significant impact would occur.
b) Violate any air quality standard or contribute substantially to an existing or projected air quality
violation? Appendix A of this Initial Study contains a screening analysis to determine if the proposed
Project would exceed the SDAPCD daily significance thresholds for the following criteria air pollutants
based on calculated5 construction and operational emissions: reactive organic gases (ROG), nitrogen
oxides (NOx), carbon monoxide (CO), sulfur dioxide (SO2), course particulate matter up to 10 microns
(PM10), and fine particulate matter up to 2.5 microns (PM2.5). Project exceedance of these screening
thresholds means that a significant air quality impact may occur resulting in violations of air quality
standards and/or substantial contributions to existing/projected air quality violations. The results of the
air quality screening analysis in Appendix A are summarized below.
SHORT-TERM (CONSTRUCTION) EMISSIONS
Short-term air quality impacts are predicted to occur during demolition, grading, and construction
operations associated with implementation of the proposed Project. Temporary air emissions would
result from the following activities:
•

Coarse fugitive dust (PM10) from earth-moving and fine dust particles (PM2.5) from grading and
building construction; and,

•

Exhaust emissions (ROG, NOx, CO, SO2) from construction equipment used onsite (e.g.,
excavators, dozers, scrapers, tractors, loaders, backhoes); and from motor vehicles of the
construction crews

Construction activities are anticipated to occur in a single phase over approximately sixteen months.
Proposed grading activities would consist of approximately 23,000 c.y. of export. Grading activities
would be short-term and would cease following the completion of the construction activities. Mobile
source emissions would result from the use of construction equipment such as excavators, dozers,
scrapers, tractors, loaders, and backhoes. The assessment of construction air quality impacts
considers each of these potential sources.
Construction emissions were calculated using the California Emissions Estimator Model (CalEEMod)
based on the construction information compiled for the Project. Results of the construction emission
5

Emissions were calculated using the California Emissions Estimator Model (CalEEMod).
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modeling are shown in Table 14.3-1, Daily Construction Emissions. Emitted pollutants would include
volatile organic compounds (VOCs), carbon monoxide (CO), nitrogen oxides (NO X), sulfur dioxide
(SOX), coarse particulate matter (PM10), and fine particulate matter (PM 2.5). The largest amount of CO
and NOX emissions would occur during the grading phase of construction. PM10 and PM2.5 emissions
would occur from fugitive dust (due to earthwork and excavation) and from construction equipment
exhaust. The majority of PM10 and PM2.5 emissions would be generated by fugitive dust from earthwork
activities. Exhaust emissions from grading and construction activities include emissions associated with
not only from grading activities but from the transport of machinery and supplies to and from the Project
site, emissions produced onsite as the equipment is used, and emissions from trucks transporting
materials to and from the site.
Fugitive Dust Emissions
Construction activities are a source of fugitive dust emissions that may have a substantial, temporary
impact on local air quality. In addition, fugitive dust may be a nuisance to those living and working in
the Project area. Fugitive dust emissions are associated with land clearing, ground excavation, cutand-fill, and truck travel on unpaved roadways (including demolition as well as construction activities).
Fugitive dust emissions vary substantially from day to day, depending on the level of activity, specific
operations, and weather conditions. Fugitive dust from demolition and grading is expected to be shortterm and would cease upon Project completion. Additionally, most of this material is inert silicates,
rather than the complex organic particulates released from combustion sources, which are more
harmful to health.
Dust (larger than 10 microns) generated by such activities usually becomes more of a local nuisance
than a serious health problem. Of particular health concern is the amount of PM10 generated as a part
of fugitive dust emissions. PM10 poses a serious health hazard alone or in combination with other
pollutants. PM2.5 is mostly produced by mechanical processes. These include automobile tire wear,
industrial processes such as cutting and grinding, and re-suspension of particles from the ground or
road surfaces by wind and human activities such as construction or agriculture. PM2.5 is mostly derived
from combustion sources, such as automobiles, trucks, and other vehicle exhaust, as well as from
stationary sources. These particles are either directly emitted or are formed in the atmosphere from the
combustion of gases such as NO X and SOX combining with ammonia. PM2.5 components from material
in the earth’s crust, such as dust, are also present, with the amount varying in different locations.

2019

2018

Table 14.3-1

Daily Construction Emissions

Construction Emissions
Unmitigated Emissions
Mitigated Emissions2,3
SDAPCD Thresholds
Is Threshold Exceeded After Mitigation?
Unmitigated Emissions
Mitigated Emissions2,3
SDAPCD Thresholds
Is Threshold Exceeded After Mitigation?

ROG
6.08
6.08
75
No
5.67
5.67
75
No

Pollutant (pounds/day)1
NOX
CO
SO2
PM10
45.33 19.55
0.07
8.64
45.33 19.55
0.07
4.15
250
550
250
100
No
No
No
No
22.74 18.89
0.04
1.69
22.74 18.89
0.04
1.54
250
550
250
100
No
No
No
No

PM2.5
4.82
2.50
55
No
1.31
1.27
55
No

ROG = reactive organic gases; NOX = nitrogen oxides; CO = carbon monoxide; SO2 = sulfur dioxide;
PM10 = particulate matter up to 10 microns; PM2.5 = particulate matter up to 2.5 microns
Notes:
1.
Emissions were calculated using CalEEMod, as recommended by the San Diego Air Pollution Control District (SDAPCD).
2.
As depicted in this table, the mitigation reduction credits for the proposed Project are negligible; however, compliance with SDAPCD rules
would still be required. The reduction/credits for construction emission mitigations are based on mitigation included in CalEEMod and as
typically required by the SDAPCD. The mitigation includes the following: properly maintain mobile and other construction equipment; replace
ground cover in disturbed areas quickly; water exposed surfaces three times daily; and limit speeds on unpaved roads to 15 miles per hour
(mph).
3.
Refer to Appendix A, Air Quality/Greenhouse Gas Emissions Technical Memorandum, for assumptions used in the analysis.
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As depicted in Table 14.3-1, total PM10 and PM2.5 emissions would not exceed the SDAPCD adopted
thresholds during construction. Although fugitive dust emissions would not exceed SDAPCD
thresholds, prior to issuance of any Grading Permit, the City Engineer and the Chief Building Official
shall confirm that the Grading Plan, Building Plans, and specifications stipulate that excessive fugitive
dust emissions shall be controlled by regular watering or other dust prevention measures. These are
standard SDAPCD rules required for all projects and are subject to inspection and verification by the
SDAPCD. Violation of these rules can also be reported directly to the SDACPD. Implementation of the
following construction Best Management Practices (BMPs), which are required as standard conditions
of approval for all construction activities in Oceanside, would reduce short-term fugitive dust impacts
on nearby sensitive receptors. Although construction impacts relative to air quality would not be
significant, per City requirements, the Project applicant will prepare a Construction Management Plan
for City approval, prior to commencement of any construction activities, to include the following BMPs.
Implementation of the Construction Management Plan and BMPs identified would ensure that potential
short-term construction impacts (e.g., fugitive dust emissions) remain less than significant. Refer to
Mitigation Measure MM AQ-1.
•

Water the grading areas a minimum of twice daily to minimize fugitive dust;

•

Stabilize graded areas as quickly as possible to minimize fugitive dust;

•

Apply chemical stabilizer or pave the last 100 feet of internal travel path within the construction
site prior to public road entry;

•

Install wheel washers adjacent to a paved apron prior to vehicle entry on public roads;

•

Remove any visible track-out into traveled public streets within 30 minutes of occurrence;

•

Wet wash the construction access point at the end of each workday if any vehicle travel on
unpaved surfaces has occurred;

•

Provide sufficient perimeter erosion control to prevent washout of silty material onto public roads;

•

Cover haul trucks or maintain at least 12 inches of freeboard to reduce blow-off during hauling;

•

Suspend all soil disturbance and travel on unpaved surfaces if winds exceed 25 mph;

•

Cover/water onsite stockpiles of excavated material;

•

Enforce a 15 mph speed limit on unpaved surfaces;

•

On dry days, dirt and debris spilled onto paved surfaces shall be swept up immediately to reduce
re-suspension of particulate matter caused by vehicle movement. Approach routes to
construction sites shall be cleaned daily of construction-related dirt in dry weather; and

•

Disturbed areas shall be hydroseeded, landscaped, or developed as quickly as possible and as
directed by the City to reduce dust generation.

Therefore, fugitive dust impacts from construction would be less than significant. Additionally, Project
construction-related emissions would not exceed the established SDAPCD thresholds for criteria
pollutants. As such, the Project would not violate any air quality standard or contribute substantially to
an existing or project-related air quality violation. Air quality impacts from Project construction would be
less than significant.
LONG-TERM (OPERATIONAL) EMISSIONS
Project operation-generated increases in emissions would be predominantly associated with motor
vehicle use. To a lesser extent, area sources, such as the use of natural-gas-fired appliances,
landscape maintenance equipment, and architectural coatings (e.g., repainting), would also contribute
to overall increases in emissions. Long-term operational emissions associated with proposed
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operations are compared to the existing baseline using CalEEMod software in Table 14.3-2, Long-Term
Operational Emissions – Maximum Pounds per Day.
Table 14.3-2

Long-Term Operational Emissions – Maximum Pounds per Day

Emissions Source
Summer Emissions (Pounds per Day)
Winter Emissions (Pounds per Day)
SDAPCD Potentially Significant Impact Threshold
Is Threshold Exceeded After Mitigation?

VOC
13.22
12.89
75
No

Pollutant (pounds/day)1
NOX
CO
SOX
PM10
43.39 103.25
0.28
20.69
44.11 107.92
0.26
20.70
250
550
250
100
No
No
No
No

PM2.5
5.78
5.79
55
No

Notes:
1.
Emissions were calculated using CalEEMod, as recommended by the San Diego Air Pollution Control District (SDAPCD).
2.
Refer to Appendix A, Air Quality/Greenhouse Gas Emissions Technical Memorandum, for assumptions used in the analysis.

As shown in Table 14.3-2, the Project’s net emissions would not exceed SDAPCD thresholds for any
criteria air pollutants. It should be noted that emissions rates differ from summer to winter. This is
because weather factors are dependent on the season, and these factors affect pollutant
mixing/dispersion, ozone formation, etc.). Therefore, operations emissions would not result in a
significant long-term regional air quality impact. Impacts would be less than significant.
Mitigation Measure
MM AQ-1:

Prior to issuance of a Grading Permit, the Project applicant shall obtain final approval of
a Construction Management Plan from the City Planner or their designee. The
Construction Management Plan shall be implemented during the entire duration of
Project construction. Ongoing daily implementation of the Construction Management
Plan shall be the responsibility of the onsite Project contractor.

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)? The County of San Diego is
designated as non-attainment area for the federal ozone standard, and is also a non-attainment area
for the State standards for ozone, PM10, and PM2.5. As such, significant cumulative impacts to air quality
for VOCs (an ozone precursor), NO X (an ozone precursor), PM10, and PM2.5 exist. The greatest concern
involving criteria air pollutants is whether a project would result in a cumulatively considerable net
increase of PM10 and/or PM2.5, or exceed screening level thresholds of ozone precursors (VOCs and
NOX).
SHORT-TERM (CONSTRUCTION) EMISSIONS
According to the County of San Diego Guidelines for Determining Significance and Report Format and
Content Requirements for Air Quality, cumulatively considerable net increases during the construction
phase would typically happen if two or more projects near each other are simultaneously constructing
projects, or if a project’s PM10, PM2.5, NOX, and/or VOCs emissions are in exceedance of SDAPCD
thresholds.
With respect to local impacts, cumulative construction particulate impacts are considered when projects
may be within a few hundred yards of each other. Based on review of pending development projects,
there are currently no cumulative construction projects in the vicinity of the Project site. Furthermore,
as discussed under Threshold 14.3b), the proposed Project would not generate construction air
pollutant emissions in exceedance of SDAPCD thresholds. The SDAPCD’s thresholds of significance
are intended to achieve state and federal air quality objectives within the SDAB. Thus, Project-related
construction activities would not result in a cumulatively considerable net increase of any criteria
pollutant for which the region is non-attainment under an applicable federal or state ambient air quality
standard. In addition, implementation dust-minimizing BMPs during all construction activities (listed
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above), would reduce potential PM10 and PM2.5 emissions. Cumulative construction impacts associated
with implementation of the Project would be less than significant.
LONG-TERM (OPERATIONAL) EMISSIONS
Long-term criteria air pollutant emissions are associated with onsite/offsite mobile sources (i.e., vehicle
exhaust from Project-generated trips) and stationary sources (i.e., onsite equipment exhaust from
landscape maintenance and heating, ventilation, and cooling (HVAC) systems on new building
rooftops; onsite volatile organic compound emissions from architectural coatings; and offsite power
plant emissions from providing electricity and natural gas to the new commercial center). As evaluated
under Threshold 14.3b), above, these emissions would not exceed any of the SDAPCD daily thresholds
for criteria air pollutants. Based on this analysis, Project operations would not result in long-term
violations of air quality standards and/or substantial contributions to existing/projected air quality
violations in the SDAB. Therefore, cumulative long-term air quality impacts from Project operations
would be less than significant.
d) Expose sensitive receptors to substantial pollutant concentrations?
Sensitive populations are more susceptible to the effects of air pollution than is the general population.
Sensitive receptors are defined as facilities or land uses that include members of the population that
are particularly sensitive to the effects of air pollutants, such as children, the elderly, and people with
illnesses. Examples of these sensitive receptors are residences, schools, hospitals, and daycare
centers. CARB has identified the following groups of individuals as the most likely to be affected by air
pollution: the elderly over 65, children under 14, athletes, and persons with cardiovascular and chronic
respiratory diseases such as asthma, emphysema, and bronchitis.
Once operational, the Project would not be a source of substantial pollutant concentrations. Sources of
construction-related toxic air contaminants (TACs) potentially affecting sensitive receptors include offroad diesel-powered equipment. Construction would result in the generation of diesel particulate matter
emissions from the use of off-road diesel equipment required for grading and excavation, paving, and
other construction activities. The amount to which the receptors are exposed (a function of
concentration and duration of exposure) is the primary factor used to determine health risk (i.e.,
potential exposure to TAC emission levels that exceed applicable standards). Health-related risks
associated with diesel-exhaust emissions are primarily linked to long-term exposure and the associated
risk of contracting cancer.
The closest sensitive receptors include a church approximately 465 feet to the east, a VA Medical Clinic
approximately 775 feet to the north, residential uses approximately 850 feet to the south, El Corazon
Senior Center approximately 1,140 feet to the west, and Discovery Isle Preschool approximately 1,500
feet to the east of the Project site. The use of diesel-powered construction equipment would be
temporary and episodic and would occur over several locations isolated from one another. Furthermore,
diesel exhaust disperses rapidly over short distances. The 465-foot buffer separating the Project site
and the closest sensitive receptors is of adequate distance to limit the exposure of receptors to
substantial amount of air toxics. Additionally, it is generally considered that construction projects
contained on a site of this small size represent less than significant health risk impacts due to
(1) limitations on the off-road diesel equipment able to operate and thus a reduced amount of generated
diesel PM; (2) the reduced amount of dust-generating ground disturbance possible compared to larger
construction sites; and (3) the reduced duration of construction activities compared to the development
of larger sites. In order to further avoid potential impacts to sensitive receptors, the Project would be
required to implement dust-minimizing construction BMPs during all construction activities (listed
above). Construction activities would be short-term in nature, and would cease upon completion. As
noted above in Table 14.3-1, construction emissions from the proposed Project would be below
SDAPCD thresholds. Impacts would be less than significant.
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e) Create objectionable odors affecting a substantial number of people?
Individual responses to odors are highly variable and can result in a variety of psychological effects
(i.e., irritation, anger, or anxiety) to physiological (i.e., circulatory and respiratory effects, nausea,
vomiting, and headache). Generally, the impact of an odor results from a variety of interacting factors
such as frequency, duration, offensiveness, location, and sensory perception. The frequency is a
measure of how often an individual is exposed to an odor in the ambient environment. The intensity
refers to an individual’s or group’s perception of the odor strength or concentration. The duration of an
odor refers to the elapsed time over which an odor is experienced. The offensiveness of the odor is the
subjective rating of the pleasantness or unpleasantness of an odor. The location accounts for the type
of area in which a potentially affected person lives, works, or visits; the type of activity they are engaged
in; and, the sensitivity of the impacted receptor.
CARB’s Air Quality and Land Use Handbook (April 2005) identifies the sources of the most common
odor complaints received by local air districts. Typical sources include facilities such as sewage
treatment plants, landfills, recycling facilities, petroleum refineries, and livestock operations. The Project
anticipates future development of the site with approximately 27,200 s.f. of commercial retail uses in
four single-story buildings.
However, the ability to detect odors varies considerably among the population and is inherently
subjective in nature. For instance, fast-food and sit-down restaurants could represent potential sources
of odors that may affect certain people. Cooking odors (molecules) generated by the combustion of
animal and vegetable matter result in a complex mixture of reactive odorous gases. A small percentage
of these odors may be absorbed by the grease particles, but the vast majority exists separately in the
airstream.
The two common methods of abating odor from cooking are (1) the use of an odor oxidant (potassium
permanganate) which oxidizes the molecules to solids and then retains them; and (2) a spray odor
neutralizer system. Either of the above-mentioned types of odor control can remove 85 to 90 percent
of the molecules, depending on the type of cooking; however, determining the efficiency of odor control
is subjective, as testing is usually conducted by people rather than machines.
Future restaurant uses would be required to comply with all State regulations associated with cooking
equipment and controls, such as grease filtration and removal systems, exhaust hood systems, and
blowers to move air into the hood systems, through air cleaning equipment, and then outdoors. Such
uses onsite would be equipped with kitchen exhaust systems and pollution/odor control systems.
Pollution/odor control systems typically include smoke control, odor control, and exhaust fan sections.
Such equipment would ensure that pollutants associated with smoke and exhaust from cooking
surfaces would be captured and filtered, allowing only filtered air to be released into the atmosphere.
For these reasons, potential impacts relative to odors associated with the proposed Project would be
less than significant.

Arroyo Verde Shopping Center
Mitigated Negative Declaration

INITIAL STUDY/ENVIRONMENTAL CHECKLIST

City of Oceanside, California

No Impact

Less than
Significant

Less Than
Significant w/
Mitigation

BIOLOGICAL RESOURCES
Potentially
Significant Unless
Mitigated

14.4

-56-

BIOLOGICAL RESOURCES. Would the project:
a. Have a substantial adverse effect, either directly or through habitat
modifications, on any listed or special status species as identified in
local or regional plans, policies, or regulations, or by CDFW or
USFWS?
b. Have a substantial adverse effect on any riparian habitat or other
sensitive natural community as identified in local or regional plans,
policies, or regulations, or by CDFW or USFWS?
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
(HCP), Natural Community Conservation Plan (NCCP), or other
approved local, regional, or State HCP?

Refer to the Biological Technical Report (May 2017) and the Habitat Restoration Plan (June 2017) prepared
by Schaefer Environmental Services for the proposed Project (see Appendix B).
a) Have a substantial adverse effect, either directly or through habitat modifications, on any listed or
special status species as identified in local or regional plans, policies, or regulations, or by CDFW or
USFWS? No special status plant species were observed during the 2015-16 biological surveys, as
documented in Appendix B, and none are expected to occur within the proposed development footprint
due to its high level of disturbance. Although there is a potential for special status plants to occur within
the adjacent riparian and wetland habitats to the east of the development footprint (refer to the list of
potentially occurring species per the California Natural Diversity Database search provided in Appendix
B), none of these areas would be directly affected by the proposed Project.
As documented in Appendix B, a total of 27 wildlife species were observed or detected (e.g.
vocalization, scat, tracks, remains) during the 2015-16 biological surveys, the majority of which were
common birds such as Anna’s hummingbird (Calypte anna), song sparrow (Melospiza melodia), black
phoebe (Sayornis nigricans), and mourning dove (Zenaida macroura). Because the federallyendangered least Bell’s vireo (Vireo bellii ssp. pusillus) has been previously reported within the adjacent
riparian and wetland habitats east of the proposed development footprint (Schaefer 2017), protocol
surveys for this species were conducted between April and June 2015, and a pair was observed
foraging in these habitats during all of these surveys except for one in late May. In addition, an active
vireo nest was observed in this habitat approximately 100 feet east of the property. A singing vireo was
also heard at multiple locations in this same general area during the subsequent general biological
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survey on July 13, 2016. It is not certain whether this individual is associated with that previously
observed.
The Project would not result in direct impacts to the observed least Bell’s vireo pair or vireo-occupied
habitat because there would be no loss of the adjacent riparian and wetland habitats east of the
proposed development. In addition to the biological buffer between the development footprint and these
habitats, as required by the City’s draft MHCP SAP, the following design features are proposed to
reduce potential indirect impacts on least Bell’s vireos using these habitats:
•

Directional vectoring and shielded luminaries for parking lot light poles along the east
perimeter of the proposed development would eliminate the spillover of nighttime light levels into
the adjacent riparian and wetland habitats.

•

Proposed vegetative screening from maturing coastal sage scrub restoration within the
biological buffer would provide sound attenuation to help reduce long-term noise levels reaching
the adjacent riparian and wetland habitats from the introduction of new noise sources associated
with the Project (e.g., vehicles, delivery truck back-up alarms, events). Appendix B contains a
Habitat Restoration Plan for this buffer, involving removal of non-native and invasive species,
and revegetating with native coastal sage scrub plants. An existing irrigation system in this area
would also be repaired and re-activated or supplemented to irrigate the restored coastal sage
scrub for approximately three years, or until it is adequately established given climate conditions.

•

Predator control devices would be selected for parking lot light poles along the eastern
perimeter of the proposed development to discourage and/or minimize the potential for raptor
perching which could lead to artificially elevated levels of wildlife predation.

Aside from least Bell’s vireo, the federally-threatened California gnatcatcher (Polioptila californica ssp.
californica) has also been reported west of Rancho Del Oro Drive (CNDDB 2015; City of Oceanside
2010), but was not observed during the 2015-16 biological surveys and is not expected to occur within
the proposed development footprint due to its high level of disturbance and lack of suitable habitat (i.e.,
the restored coastal sage scrub within the biological buffer has not achieved the height and density
preferred by this species to establish breeding habitat).
The riparian and wetland habitats to the east of the proposed development footprint may be used by
breeding birds, other than the observed least Bell’s vireo, and are therefore considered a noisesensitive receptor. In addition to federal ESA protection afforded the least Bell’s vireo, other common
breeding passerine birds and raptors are protected by both the Migratory Bird Treaty Act (MBTA) and
the California Fish and Game Code (Sections 3500 et seq. and 3800 et seq.), and may utilize the
adjacent habitats for nest construction and foraging, while raptor species may nest in larger, taller trees
within the Project vicinity. Avian species may be affected by short-term construction-related noise levels
which can result in the disruption of foraging, nesting, and reproductive activities. As such, construction
activities during the nesting season for breeding birds protected by the MBTA and California Fish and
Game Code (typically January through mid-September, but varies annually based on seasonal weather
conditions) could result in a temporary indirect noise impact on these species. The regulatory agencies
typically recognize 60 dB L eq as the threshold for determining a significant noise impact to breeding
birds. Even with implementation of the standard noise-attenuation BMPs described above, there is a
potential for Project construction to result in substantial temporary or periodic increases in noise above
ambient levels and exposure of breeding birds to such noise levels in excess of the 60 dB Leq threshold;
however, such potential impacts would be reduced to less than significant with mitigation
incorporated, as described below.
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Mitigation Measures
MM BIO-1:

If construction activities are scheduled to occur during the breeding season for least
Bell’s vireo (February 15 through August 31) and for other common breeding birds
(typically January through mid-September), then the following measures shall be
implemented:
(1) Within three (3) days prior to commencement of construction activities, a qualified
biologist shall perform a preconstruction survey within 500 feet from the proposed
work limits.
(2) If active avian nest(s) are discovered within or 500 feet from the work limits, a nondisturbance buffer shall be delineated around the active nest(s) measuring 300 feet
for least Bell’s vireos and passerines and 500 feet for raptors. The biologist shall
monitor the nest(s) weekly after commencement of construction to ensure that
measured noise levels remain below 60 dB Leq at the nest site and that nesting
behavior is not adversely affected by construction activities.
(3) If the biologist determines that measured noise levels equal or exceed 60 dB L eq at
the nest site and/or that nesting behavior is adversely affected by construction
activities, then a noise mitigation program shall be implemented in consultation with
USFWS and CDFW, to allow construction to proceed. The biologist shall again
monitor the nest(s) weekly with the agency-approved noise mitigation measures in
place to ensure that measured noise levels remain below 60 dB L eq at the nest site
and that nesting behavior is not adversely affected by construction activities. Once
the young have fledged and left the nest(s), then construction activities may proceed
within 300 feet (500 feet for raptor species) of the fledged nest(s).
(4) Raptor nests are protected under Section 3503.5 of the California Fish and Game
Code (California Law 2011) which makes it unlawful to take, possess, or destroy any
birds in the orders Falconiformes or Strigiformes; or to take, possess, or destroy the
nests or eggs of any such birds. Consultation with CDFW shall be required prior to
the removal of any raptor nest(s) observed during the preconstruction clearance
surveys.

b) Have a substantial adverse effect on any riparian habitat or other sensitive natural community identified
in local or regional plans, policies, or regulations, or by CDFW or USFWS? AND
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? A series of City-maintained drainage basins occurs to
the east of the proposed development footprint that flow into Loma Alta Creek south of Oceanside
Boulevard; refer to Figure 3A. These basins include ACOE waters of the U.S. and jurisdictional
wetlands; and CDFW waters of the State and jurisdictional riparian streambed (wetlands); refer to
Figure 4. Because the proposed development footprint would be setback from these jurisdictional areas
via implementation of the MHCP-required biological buffer, the Project would have no direct impact on
riparian and wetland habitats. Therefore, the Project has been designed to avoid all direct impacts to
onsite riparian and wetland habitats (i.e., jurisdictional areas).
Since the proposed development footprint has been previously graded, and only disturbed and
ornamental areas are present within the footprint, there are no other sensitive natural vegetation
communities onsite that would be directly impacted by the Project.
The horizontal separation to be provided by the 100-foot-wide biological buffer between the proposed
development footprint and the riparian and wetland habitats to the east, as required by the City’s draft
MHCP SAP, would help reduce potential indirect impacts to adjacent native riparian and wetland
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vegetation from fugitive dust generation during Project grading. Substantial dust deposition on the
leaves of plants could interrupt photosynthetic processes. Required adherence to the standard dust
control procedures and SDAPCD Rules listed under Threshold 14.3b), above, would also reduce such
potential indirect impacts.
In addition, the proposed low impact development (LID) improvements (design features) and
stormwater control BMPs described in Section 9 would reduce indirect impacts to adjacent native
riparian and wetland vegetation from potential water quality degradation that may be associated with
stormwater pollutants in urban runoff from the proposed commercial center.
With implementation of the proposed 100-foot-wide biological buffer and the standard construction
measures and design features described above, the Project’s potential indirect impacts to onsite
riparian and wetland habitats (i.e., jurisdictional areas) would be less than significant with mitigation
incorporated (MM BIO-1).
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? The Oceanside Subarea Plan identifies Wildlife Corridor Planning Zones in the
Oceanside subarea; however, the Project site is not located within these corridors (Schaefer 2017).
The Wildlife Corridor Planning Zone is generally located north of SR 78, west of Rancho del Oro Drive,
east of Canyon and Laurel Roads, and south of the San Luis Rey River. The Project site is immediately
east of this zone. In addition, the Project would not impede the use of any native wildlife nursery sites,
as none exist within the area.
The riparian and wetland habitats within the City-maintained drainage basins to the east and south of
the proposed development footprint could be used as a local wildlife corridor for movements along
Loma Alta Creek upstream of the site and south of Oceanside Boulevard; however, this reach of Loma
Alta Creek is not identified in the City’s draft SAP as a regional wildlife corridor, as explained in Appendix
B.
With implementation of the proposed 100-foot-wide biological buffer, the Project would not result in
direct impacts to the adjacent riparian and wetland habitats east of the proposed development. In
addition, the standard construction measures and design features described above to reduce potential
indirect impacts to biological resources would also ensure that the Project would not interfere with the
movement of any native resident or migratory fish or wildlife species, nor with any established native
resident or migratory wildlife corridors. Therefore, the Project’s potential impacts to wildlife movements
would be less than significant with mitigation incorporated (MM BIO-1).
e) Conflict with any local policies or ordinances protecting biological resources, such as tree preservation
policy/ordinance? Due to the disturbed nature of the proposed development footprint, the Project would
not involve the removal of mature trees or other sensitive vegetation types or any biological resources
requiring protection via local policies or ordinances. Therefore, the proposed Project would result in no
impact with regard to this issue.
f)

Conflict with the provisions of an adopted HCP, NCCP, or other approved local, regional, or State HCP?
As previously evaluated herein, the Project complies with the following applicable provisions of the
City’s draft MHCP SAP:
•

Establishment of a 100-foot-wide biological buffer along the east portion of the proposed
development footprint (refer to Figures 3A and 5) to avoid direct loss of adjacent riparian and
wetland habitats and to negate potential indirect impacts to these sensitive habitats and any
special-status species using these habitats that could otherwise occur from short-term
construction and long-term operational activities resulting from the Project;
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•

Directional vectoring and shielded luminaries for proposed lighting standards along the
east perimeter of the proposed development to prevent spillover light levels into the adjacent
riparian and wetland habitats which could otherwise result in artificial increases in nocturnal
predation levels from the introduction of new Project night lighting;

•

Standard sound attenuation measures during Project construction to reduce short-term noise
levels that may adversely affect wildlife using the adjacent riparian and wetland habitat;

•

Vegetative screening/sound attenuation to be provided by the coastal sage scrub restoration
within the biological buffer to reduce long-term noise levels from the introduction of new noise
sources associated with the Project (e.g., vehicles, delivery truck back-up alarms, events) that
may adversely affect wildlife using the adjacent riparian and wetland habitats; and

•

LID improvements (design features) and stormwater control BMPs to reduce indirect
impacts to adjacent native riparian and wetland vegetation from potential water quality
degradation that may be associated with stormwater pollutants in urban runoff from the proposed
commercial center.

With implementation of the proposed 100-foot-wide biological buffer, and the standard construction
measures and design features described above, Project conflict with applicable provisions of the City’s
draft MHCP SAP would be less than significant with mitigation incorporated (MM BIO-1).

No Impact

Less than
Significant

Less Than
Significant w/
Mitigation

CULTURAL RESOURCES
Potentially
Significant Unless
Mitigated

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?
Refer to the Cultural Resources Inventory (July 2016) prepared by Spindrift Archaeological Consulting, LLC
for the proposed Project (see Appendix C).
a) Cause a substantial adverse change in the significance of a historical resource as defined in Section
15064.5 of CEQA? AND
b) Cause a substantial adverse change in the significance of an archaeological resource pursuant to
Section 15064.5 of CEQA? AND
c) Directly or indirectly destroy a unique paleontological resource or site or unique geologic feature?
As previously stated, the site was previously mined for silica, and therefore, has been significantly
disturbed from its original natural state. The western portion of the subject parcel was subsequently
mass graded to provide a relatively level building pad, with manufactured slopes along all four sides;
refer to Figure 2.
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According to the results of the records and literature search, as documented in Appendix C of this Initial
Study, out of 18 previous cultural resources studies previously conducted within 0.5 mile of the Area of
Potential Effect (APE) (or land area affected by Project ground-disturbing activities and construction),
seven cultural resources have been previously recorded, but none are located within the APE.
Additionally, a field survey of the site yielded no surface evidence of any historical or cultural resources
within the APE.
The City’s General Plan Environmental Resource Management Element does not specifically identify
the Project site as having any significant cultural resource value. Based on the cultural resources
evaluation, the site appears to be underlain by approximately 10 to 15 feet of undocumented artificial
fill material (no sensitivity for cultural or paleontological resources) that are underlain by approximately
10 feet of alluvium (moderate sensitivity for cultural resources, no sensitivity for paleontological
resources). Both the fill and alluvium are underlain by Tertiary age Santiago Formation (no sensitivity
for cultural resources, high sensitivity for paleontological resources (Spindrift 2016). Therefore, there
remains some potential for cultural and/or paleontological resources to be present below the artificial
fill onsite. Proposed earth-moving activities during the Project construction phase could cause a
substantial adverse change in the significance of a historical and/or archaeological resource and/or
could adversely affect a unique paleontological resource. Such potential impacts would be reduced to
less than significant with mitigation incorporated.
Mitigation Measure
MM CUL-1

Prior to any ground disturbance, and prior to the pre-construction meeting, the
construction contractor shall provide evidence to the City of Oceanside that a qualified
archaeologist, Native American monitor, and qualified paleontologist have been retained
to:
(1) Discuss the cultural and paleontological resources monitoring programs with the
construction crews;
(2) Monitor all ground-disturbing activities deeper than 10 feet below the surface;
(3) Temporarily halt and/or divert ground-disturbing activities in the area of unanticipated
discoveries, in accordance with standard procedures, until the area(s) have been
cleared by the archaeologist and paleontologist to resume work;
(4) Submit and obtain authorization on a work order to perform testing of the artifacts
and/or fossils, if discovered; and
(5) Submit a final monitoring report that either documents the results of a negative
testing program or provides recommendations for any additional work that may be
required if testing determines that any artifacts and/or fossils are significant under
Section 15064.5 of CEQA.

d) Disturb any human remains, including those interred outside of formal cemeteries? As evaluated in
Appendix C of this Initial Study, there are no known grave sites within the Project limits or within
proximity to the site. Further, the disturbance of human remains is not anticipated during Project grading
and/or excavation activities, largely due to prior disturbance of the site; however, in the unlikely event
that human remains are encountered, Section 7050.5 of the State Health and Safety Code states that
no further disturbance shall occur until the County Coroner has made a determination of origin and
disposition pursuant to Public Resources Code Section 5097.98. The County Coroner shall be notified
of any discovered human remains immediately. If the remains are determined to be prehistoric, the
Coroner shall notify the Native American Heritage Commission (NAHC) which shall determine and
notify a Most Likely Descendant (MLD). With the permission of the landowner or his/her authorized
representative, the MLD shall inspect the discoveries and the site conditions within 24 hours of
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notification by the NAHC, and then make recommendations to the NAHC on the disposition of the
remains. With adherence to such standard required procedures, disturbance of any unanticipated
discoveries of human remains during Project ground disturbance activities would be less than
significant.

No Impact

Less than
Significant

Less Than
Significant w/
Mitigation

GEOLOGY AND SOILS
Potentially
Significant Unless
Mitigated

14.6

GEOLOGY AND SOILS. Would the project:
a. Expose people or structures to potential substantial adverse effects,
including the risk of loss, injury, or death involving:
(i) rupture of a known earthquake fault, as delineated on the most
recent Alquist- Priolo Earthquake Fault Zoning Map issued by
the State Geologist, or based on other substantial evidence of
a known fault (refer to California Department of Mines and
Geology Publication 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 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
onsite or offsite landslide, lateral spreading, subsidence, liquefaction
or collapse?

d. Be located on expansive soil, as defined in Table 18- 1-B of the
Uniform Building Code (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?
Refer to the Preliminary Geotechnical Investigation (June 2017) prepared by NOVA Services, Inc. for the
proposed Project (Appendix D).
a) Expose people or structures to potential substantial adverse effects, including the risk of loss, injury, or
death involving:
i)

Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo Earthquake
Fault Zoning Map issued by the State Geologist for the area or based on other substantial evidence
of a known fault? AND

ii)

Strong seismic ground shaking?
Southern California is a seismically active region subject to seismic events. Active faults are those
that are considered likely to undergo renewed movement within a period of concern to humans, as
they have had surface displacement within Holocene times (about the last 11,000 years), according
to the California Geological Survey (CGS). These include faults that are currently slipping, those
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that display earthquake activity, and those that have historical surface rupture. Potentially active
faults are those believed to have generated earthquakes during the Quaternary period, but prior to
Holocene times.
According to the Preliminary Geotechnical Investigation, there are no known active or potentially
active faults crossing the Project site, and the site is not located within a State-mapped Earthquake
Fault Zone; however, there are several regional active and potentially active fault zones located
within 35 miles that could affect the site including Newport-Inglewood, Rose Canyon, Elsinore
(Temecula, Julian, Glen Ivy), Coronado Bank, and San Joaquin Hills. The nearest known active
fault is the Rose Canyon fault system, located approximately eight miles west of the site. This
system has the potential to be a source of strong ground motion.
Because the Project site is within the seismically active southern California region, as described
above, it could be subjected to potential strong groundshaking and ground rupture, thus potentially
exposing the new commercial structures and people to seismic hazards; however, any future
construction onsite would be required to comply with site stabilization and soil compaction
requirements identified in Appendix D, as well as with standard engineering practices and design
criteria per the Uniform Building Code (UBC), the California Building Code (CBC), the City’s
Seismic Hazard Mitigation Ordinance, and other applicable standards. With implementation of
these standard building requirements, potential exposure of people or structures to substantial
adverse effects, including the risk of loss, injury, or death, due to strong seismic ground shaking
and ground rupture, would be less than significant.
iii) Seismic-related ground failure, including liquefaction? Liquefaction is the loss of strength of
cohesionless soils that generally occurs as a “quicksand” type of ground failure caused by strong
groundshaking. Primary factors influencing liquefaction include soil types, relative density of any
sandy soils, groundwater levels, and the intensity and duration of groundshaking. According to the
geotechnical report (see Appendix D), the Project site supports clay soils. Underlying geology
includes relatively thick alluvium as well as dense materials comprising the Santiago Formation. As
such, the site does not have the soil types (including sandy soils) that would make the proposed
commercial development susceptible to liquefaction hazards. As indicated in Appendix D, there is
no risk for liquefaction to occur onsite. Therefore, the proposed Project would result in no impact
with regard to this issue.
iv)

Landslides? The project site was previously utilized for private mineral mining operations (silica)
for several decades. Such activities ceased during the 1990’s. Due to prior mining activities, the
natural landscape of the subject property was significantly impacted. Following cessation of mining
activities in the 1990s, the subject site was recovered under the Surface Mining and Reclamation
Act (SMARA). The western portion of the subject parcel was subsequently mass graded to provide
a relatively level building pad, with manufactured slopes along all four sides; refer to Figure 2. The
reclamation and grading activities have resulted in a safe and stable building pad that can support
future onsite development.
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, the site
is not located within a known or highly suspected landslide area. Furthermore, as stated above, the
site does contains soil types and underlying geology (e.g., clay soils, relatively thick alluvium, and
dense materials comprising the Santiago Formation) that would not make the proposed commercial
development susceptible to liquefaction and landslide hazards; refer to Appendix D. Site
stabilization and soil compaction requirements as identified in the Preliminary Geotechnical
Investigation (Appendix D), as well as standard engineering practices and design criteria per the
UBC, CBC, and the City’s Seismic Hazard Mitigation Ordinance, would further reduce such
potential landslide hazards. With implementation of these standard building requirements, potential
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exposure of people or structures to substantial adverse effects, including the risk of loss, injury, or
death, due to seismic-induced landslide hazards would be less than significant.
b) Result in substantial soil erosion or loss of topsoil? Earth-moving activities required during the Project
construction phase would temporarily increase the potential for displaced soils to be subject to wind
and/or water erosion. As evaluated under Threshold 14.3b), implementation of the following SWPPP
requirements would reduce erosion of exposed graded areas and prevent offsite sedimentation:
•

Installation/maintenance of a standard Erosion and Sediment Control Plan as part of the
required SWPPP, involving the use of perimeter BMPs (e.g., silt fencing, fiber rolls, gravel bags,
straw bales, soil binders, temporary desilting basins); and

•

Stabilization of graded areas as soon as possible after completion of construction via
application of soil binder (non-hazardous to sensitive habitats and downstream water courses
and stormwater conveyance systems) or native habitat restoration (planting/hydroseeding) or
landscaping.

With implementation of the required SWPPP components listed above, the potential for soil erosion
due to loss of topsoil during Project ground-disturbing activities would be less than significant.
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 offsite landslide, lateral spreading, subsidence, liquefaction or
collapse? As indicated in Appendix D, the Santiago Formation is not a landslide prone formation, and
the potential for landslide hazard to occur is considered to be low for the site and surrounding lands.
According to Appendix D, the potential for seismic-induced settlement is also very low due to onsite
soil types and underlying geological conditions (e.g., clay soils, relatively thick alluvium, and dense
materials comprising the Santiago Formation) that would not make the proposed commercial
development susceptible to such hazards. The potential for liquefaction or lateral spreading to occur
onsite is considered to be low, due to soil conditions. Any displaced surface material would be recompacted onsite during grading, in adherence to the site stabilization and soil compaction
requirements per Appendix D, as well as standard engineering practices and design criteria per the
UBC and CBC. In addition, no water extractions or similar practices are anticipated with Project
construction and operations which are typically associated with subsidence effects. With
implementation of standard building requirements, potential exposure of people or structures to
substantial adverse effects, including the risk of loss, injury, or death, due to unstable soils or geologic
units would be less than significant.
d) Be located on expansive soil, as defined in Table 18-1-B of the UBC, creating substantial risks to life
or property? Expansive soils are characterized by their ability to undergo significant volume changes
(shrinking or swelling) due to variations in moisture content¸ the magnitude of which is related to both
clay content and plasticity. Such volume changes can be damaging to structures. According to
Appendix D, the potential for expansive soil conditions onsite is considered to be medium due to the
soil types and underlying geology that may cause the proposed commercial development to be
susceptible to such hazards. Any displaced surface material would be re-compacted onsite during the
Project grading phase, in conformance with site stabilization and soil compaction requirements and
recommendations identified in Appendix D, as well as with standard engineering practices and design
criteria per the UBC and CBC and local requirements. With implementation of these standard building
requirements, potential risks to life or property relative to the presence of expansive soils would be less
than significant.
e) Have soils incapable of adequately supporting the use of septic tanks or alternative wastewater disposal
systems where sewers are not available for the disposal of wastewater? The Project does not propose
the use of septic tanks or alternative wastewater disposal systems. Therefore, the Project would result
in no impact with regard to this issue.
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GREENHOUSE GAS EMISSIONS. Would the project:
a. Generate greenhouse gas (GHG) 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 GHG emissions?
a) Generate GHG emissions, either directly or indirectly, that may have a significant impact on the
environment?
California is a substantial contributor of global greenhouse gases (GHGs), emitting over 400 million
tons of carbon dioxide (CO2) per year.6 Climate studies indicate that California is likely to see an
increase of three to four degrees Fahrenheit (ºF) over the next century. Methane is also an important
GHG that potentially contributes to global climate change. GHGs are global in their effect, which is to
increase the earth’s ability to absorb heat in the atmosphere. As primary GHGs have a long lifetime in
the atmosphere, accumulate over time, and are generally well-mixed, their impact on the atmosphere
is mostly independent of the point of emission.
The impact of human activities on global climate change is apparent in the observational record. Air
trapped by ice has been extracted from core samples taken from polar ice sheets to determine the
global atmospheric variation of CO2, methane (CH4), and nitrous oxide (N2O) from before the start of
industrialization (approximately 1750), to over 650,000 years ago. For that period, it was found that
CO2 concentrations ranged from 180 parts per million (ppm) to 300 ppm. For the period from
approximately 1750 to the present, global CO2 concentrations increased from a pre-industrialization
period concentration of 280 ppm to 379 ppm in 2005, with the 2005 value far exceeding the upper end
of the pre-industrial period range.
Regulations and Significance Criteria
The Intergovernmental Panel on Climate Change (IPCC) constructed several emission trajectories of
GHGs needed to stabilize global temperatures and climate change impacts. It concluded that a
stabilization of GHGs at 400 to 450 ppm carbon dioxide-equivalent (MTCO2e)7 concentration is required
to keep global mean warming below two degrees Celsius (ºC), which in turn is assumed to be necessary
to avoid dangerous climate change.
California Governor Arnold Schwarzenegger issued Executive Order S-3-05 was issued in June 2005,
which established the following GHG emission reduction targets:
•

2010: Reduce GHG emissions to 2000 levels;

•

2020: Reduce GHG emissions to 1990 levels; and

•

2050: Reduce GHG emissions to 80 percent below 1990 levels.

Assembly Bill (AB) 32 requires that the California Air Resources Board (CARB) determine what the
statewide GHG emissions level was in 1990, and approve a statewide GHG emissions limit that is
6

California Energy Commission, Inventory of California Greenhouse Gas Emissions and Sinks: 2000 to 2012, 2014.
Carbon Dioxide Equivalent (CO2eq) – A metric measure used to compare the emissions from various greenhouse gases based
upon their global warming potential.
7
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equivalent to that level, to be achieved by 2020. CARB has approved a 2020 emissions limit of 427
million metric tons (MMT) of CO2eq.
Executive Order (EO) B-30-15, which was issued in April 2015, requires statewide GHG emissions to
be reduced 40 percent below 1990 levels by 2030. Senate Bill 32 (SB 32), signed into law in September
2016, codifies the 2030 GHG reduction target in EO B-30-15. The bill authorizes CARB to adopt an
interim GHG emissions level target to be achieved by 2030. CARB also must adopt rules and
regulations in an open public process to achieve the maximum, technologically feasible, and costeffective GHG reductions.
Due to the nature of global climate change, it is not anticipated that any single development project
would have a substantial effect on global climate change. In actuality, GHG emissions from the
proposed Project would combine with emissions emitted across California, the United States, and the
world to cumulatively contribute to global climate change.
In June 2008, the California Governor’s Office of Planning and Research (OPR) published a Technical
Advisory, which provides informal guidance for public agencies as they address the issue of climate
change in CEQA documents.8 This is assessed by determining whether a proposed project is consistent
with or obstructs the 39 Recommended Actions identified by CARB in its Climate Change Scoping Plan
which includes nine Early Action Measures (qualitative approach). The Attorney General’s Mitigation
Measures identify areas were GHG emissions reductions can be achieved in order to achieve the goals
of AB 32. As set forth in the OPR Technical Advisory and in the proposed amendments to the CEQA
Guidelines Section 15064.4, this analysis examines whether the project’s GHG emissions are
significant based on a qualitative and performance based standard (CEQA Guidelines Section
15064.4(a)(1) and (2)).
Greenhouse Gas Thresholds
The proposed Project is located within the jurisdiction of the San Diego Air Pollution Control District
and is thus subject to the SDAPCD Climate Regulations and Activities. The SDAPCD recommends an
efficiency threshold of 4.9 metric tons CO2eq per service population for construction and operational
related GHG impacts.
Project-Related Greenhouse Gas Emissions
Project-related GHG emissions would include emissions from direct and indirect sources. The proposed
Project would result in direct and indirect emissions of CO 2, N2O, and CH4, and would not result in other
GHGs that would facilitate a meaningful analysis. Therefore, this analysis focuses on these three forms
of GHG emissions. Direct Project-related GHG emissions include emissions from construction
activities, area sources, and mobile sources, while indirect sources include emissions from electricity
consumption, water demand, and solid waste generation. Operational GHG estimations are based on
energy emissions from natural gas usage and automobile emissions. The California Emissions
Estimator Model (CalEEMod) was utilized to determine direct and indirect GHG emissions. CalEEMod
relies upon Project specific land use data to calculate emissions. Table 14.7-1, Estimated Greenhouse
Gas Emissions, presents the estimated CO2, N2O, and CH4 emissions of the proposed Project.
CalEEMod outputs are contained in Appendix A, Air Quality/Greenhouse Gas Emissions Technical
Memorandum.
It should be noted that the Project does not propose installation of elements such as solar panels,
although features could be installed onsite in the future, if desired. Incorporation of these and/or other
such energy saving features would further reduce potential overall GHG emissions generated by the
Project, contributing to reduced emissions as compared to that calculated herein for the Project as

8

Governor’s Office of Planning and Research, CEQA and Climate Change: Addressing Climate Change Through California
Environmental Quality Act (CEQA) Review, 2008.
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proposed; however, as currently proposed, Project GHG emissions would not exceed the significance
threshold and impacts would be less than significant, as indicated below.
Table 14.7-1

Estimated Greenhouse Gas Emissions
Emission Type
Construction (amortized over 30 years)
Area Source (landscaping, hearth)
Energy
Mobile
Waste
Water
Total

CO2eq
19.42
0
520
4,411
101.46
34.28
5,087

Refer to Appendix A for detailed model input/output data.

Service Population Threshold
The service population is defined as the total residents and employees associated with a project;
however, for a project proposing a commercial component like that of the proposed Project, the
employees may be only about two percent of the number of people that visit a site. The majority of
people visiting a commercial land use are customers and a smaller number of vendors. When
determining the service population for commercial uses, it is logical to not only consider the employees
as part of the service population, yet also the primary users of commercial uses, which are the
customers (who are being served by the project) and a small number of vendors. As such, for the
purposes of the proposed Project, the service population for the commercial uses would be the
employees, the customers, and the vendors. In order to estimate the number customers and vendors
that visit the site in addition to the employees, the number of potential daily vehicle trips is divided by
two to account for each service population member making one trip to the Project site and one trip from
the Project site. Therefore, each Project customer and vendor would count for two trips. This is a
conservative assumption since each vehicle is assumed to accommodate only one person, whereas,
many of the vehicles would accommodate more than one person.
As previously noted, Project operations would result in an increase in vehicular trips in the surrounding
circulation system; however, it is expected that the use of nearby public transit would reduce trips
generated (and associated GHG emissions from vehicles) by those traveling to/from the proposed
commercial development. The Project is adjacent to North County Transit District (NCTD) bus lines
(routes 311, 316, and 318) which also provide access to the Sprinter light rail, allowing connection to
the cities of Oceanside, Vista, San Marcos, and Escondido. Alternative modes of transportation (e.g.,
walking, bicycling) to/from the commercial center would occur through direct pedestrian/bicycle
connections with the Sprinter (light-rail) transit station located just south of Oceanside Boulevard and
with nearby bus stops via existing sidewalks, and Class II bike lanes on portions of Oceanside
Boulevard and Rancho Del Oro Drive fronting onto the Project site. To encourage such alternative
travel modes, the commercial center would also include bike racks at various locations onsite for use
by employees who ride bicycles to work and other visitors accessing the site via bicycle.
The proposed commercial uses would generate approximately 7,795 trips per day. 9 In order to provide
a conservative analysis, a transit access trip reduction value of 390 and pass-by reduction value of
2,692 are subtracted from the commercial trip generation. As such, the proposed commercial uses
would generate 4,713 trips per day. The total number of trips per day is divided by two to derive the
proposed Project service population of 2,356 employees, customers, and vendors. As shown in Table
14.7-2, Greenhouse Gas Emissions per Service Population, dividing the GHG emissions by the service
population yields a metric ton per service population ratio of 2.1.

9

Michael Baker International, Arroyo Verde Development Traffic Impact Analysis Report, June 29, 2017.
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Greenhouse Gas Emissions per Service Population

Per Capita Emissions
Arroyo Verde Shopping Center

Emissions
(MTCO2eq)
5,087

Service
Population
2,356

MTCO2e/SP/Year
2.1

SDAPCD
Threshold
4.9

As shown in Table 14.7-2, the proposed Project would not surpass the significance threshold. The
Project’s proximity to transit would further reduce emissions beyond what is depicted in Table 14.7-1
and Table 14.7-2; however, it should be noted that these reductions were not quantified to provide a
conservative analysis. Compliance with the SDAPCD threshold will be part of the solution to the
cumulative GHG emissions problem, rather than hinder the State’s ability to meet its goals of reduced
statewide GHG emissions under AB 32. Impacts would be less than significant.
b) Conflict with an applicable plan, policy or regulation adopted for the purpose of reducing GHG
emissions?
The City is presently working on the development of a GHG emissions inventory which would inform
the City’s policymakers on a decision to pursue development of a Climate Action Plan (CAP); however,
the planned CAP has not yet been developed and therefore the City currently does not have an adopted
plan, policy, or regulation for the purpose of reducing the emissions of greenhouse gases. The
quantitative analysis above demonstrates that the Project’s potential GHG emission are substantially
below the 4.9 MTCO2eq per service population per year threshold recommended by SDAPCD, which
was established in conjunction with the mandates of Assembly Bill 32, the Global Warming Solution
Act. Therefore, the proposed Project would not conflict with an applicable plan, policy or regulation
adopted for the purpose of reducing the emissions of greenhouse gases. No impact would occur.
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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?
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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? AND
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?
Project construction would involve limited use of toxic or hazardous substances that are typical for
construction-related activities (e.g., oil, fuel for vehicles and construction equipment, hydraulic fluids,
solvents); nevertheless, there is the possibility of accidental release (e.g., spilling of hydraulic fluid or
diesel fuel from construction equipment maintenance). Such incidents are expected to involve small
volumes and low concentrations, and the contractor is required to employ standard cleanup and safety
procedures to minimize the potential for public exposure from accidental releases of such substances
into the environment. During Project operations, limited amounts of toxic or hazardous substances are
also expected to be used that are typical of commercial land uses (e.g., paints, cleaning products,
pesticides/herbicides in landscaping); however, substantial amounts of such substances are not
anticipated. Use of these substances is expected to be in compliance with applicable federal, State,
and local regulations pertaining to the handling, storage, and disposal of toxic and/or hazardous
substances to protect human health and safety and to maintain a low risk of exposure to the general
public relative to accidental releases of such substances. With implementation of these standard
requirements, potential exposures of people or the environment through the routine transport, use, or
disposal of hazardous materials, or through reasonably foreseeable upset and accident conditions
involving the release of such materials into the environment, would be less than significant.
c) Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed school? No existing or proposed school facilities are
located within a one-quarter mile radius of the Project site. No impact would occur.
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? A Phase I Environmental Site Assessment (ESA) was prepared for the Project in
October 2017 by NOVA Services, Inc.; refer to Appendix E. The Phase I ESA was conducted in general
conformance with the methods and procedures described in the American Society for Testing and
Materials (ASTM) International "Standard Practice for Environmental Site Assessments: Phase I
Environmental Site Assessment Process" (ASTM Standard E1527-13), and the United States
Environmental Protection Agency (USEPA) 40 CFR Part 312 “Standards and Practices for All
Appropriate Inquiries” (AAI) Rule 2005-11-01.
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Through a search of historical documents, it was determined that the Project site remained
undeveloped prior to the 2002 mass grading which created the current onsite stable building pad;
however, as previously discussed, the site was utilized for silica mining operations prior to the mass
grading activities. Review of historical records indicates that from 1938 to the 2002 mass grading of the
property, the subject property had no agricultural or commercial uses.
A site reconnaissance was conducted in August 2014 by NOVA. The site survey did not reveal any
visual or olfactory evidence of any waste disposal on the subject property. No irrigation, domestic
drinking water or monitoring wells are located on the site. Additionally, there are no aboveground or
underground storage tanks or pole-mounted or pad mounted transformers located on the subject site.
As part of the evaluation, a search of available regulatory databases was prepared for the subject
property. The subject property was not listed in the database report. Additionally, review of the federal
and State databases identified no recognized environmental conditions (RECs) in association with
properties physically adjoining the subject property (e.g., leaking underground storage tanks upgradient
of the site). The Phase I ESA included soil borings, but did not include testing for soil or groundwater
contamination.
Based on the review of public environmental record historical aerial photographs, site reconnaissance,
subsurface exploration, and known prior use, no controlled recognized environmental conditions
(CRECs) or historical RECs (HRECs) were identified in connection with the subject property. The
review demonstrated that:
•

the potential for environmental liabilities from prior or current use of the property is minimal; and

•

the potential for environmental liabilities from current or prior use of neighboring sites is minimal.

Based on the information presented in the Phase I ESA, no further environmental-related inquiry is
necessary to establish that there is minimal potential that the subject property is affected by potential
contamination from prior uses and owners. Therefore, the Project would not 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 not create a significant hazard to the public or the environment. Impacts
would be less than significant.
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? AND
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? The Marine Corps Air Station (MCAS) Camp Pendleton lies
approximately seven miles northwest of the Project site. The closest public airport to the Project site is
the Oceanside Municipal Airport located approximately 2.5 miles to the northwest. According to the
Oceanside Municipal Airport Land Use Compatibility Plan (San Diego County Airport Land Use
Commission 2010), the Project site lies outside of the Airport Influence Area (AIA). Additionally,
McClellan-Palomar Airport lies approximately 5.5 miles to the southeast of the site in the City of
Carlsbad. The Project is located outside of the AIA for this airport.
Furthermore, no private airstrips or related facilities are located within the vicinity of the site. As such,
the site is not within an airport land use plan nor within two miles of an airport and would not result in a
safety hazard for people residing or working in the Project area. No impact would occur.

g) Impair implementation of or physically interfere with an adopted emergency response plan or
emergency evacuation plan? The City of Oceanside implements its Emergency Operations Plan which
addresses emergency evacuation situations such a in the event of an emergency. The City of
Oceanside’s approach to emergency planning has been comprehensive, i.e., planned for and prepared
to respond to all hazards: natural disasters, man-made and war-related emergencies, utilizing the
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Standard Emergency Management System (SEMS) and the National Incident Management System
(NIMS). The Plan delineates operational concepts relating to various emergency situations, identifies
components of the Emergency Management Organization, and describes the overall responsibilities
for protecting life and property and assuring the overall well-being of the population. The Oceanside
Fire Department is charged with developing and maintaining the City of Oceanside Emergency Plan.
The El Corazon Senior Center is a designated evacuation area and can serve as a place of refuge in
the event of an emergency (e.g., wildfire, flooding). Implementation of the Project would not include any
design or infrastructure improvements, nor changes in area roadways or vehicular circulation, that
would potentially interfere with the use of or access to the El Corazon Senior Center in the event of a
local or regional emergency.
The Project has been designed with two separate ingress/egress points at two different roadways
(Rancho Del Oro Drive on the west and Seagate Way on the north), pursuant to standard City
requirements for provision of secondary (emergency) access. Onsite circulation has also been
designed to allow for maneuvering of emergency vehicles (e.g., fire trucks) and to allow for emergency
access to each of the individual structures; refer to Figure 3A, Site Plan. The Project does not propose
any hazardous land uses or offsite improvements that would create elements or conditions that may
potentially impair implementation of or physically interfere with the adopted emergency response plan.
Impacts would be less than significant.
h) Expose people or structures to a significant risk of loss, injury or death involving wildland fires, including
where wildlands are adjacent to urbanized areas or where residences are intermixed with wildlands?
The Project site is located within a suburban area within the City of Oceanside. Some undeveloped
lands supporting natural or disturbed vegetation occur within the vicinity of the site and would therefore
have a greater potential for wildfire risk than lands located within a highly urbanized environment. The
City’s General Plan Public Safety Element indicates that brush fire hazards in Oceanside exist to some
degree throughout the City; however, the risk is considered to be “high" only in areas in proximity to
residential development. Figure PS-5, Natural Fire Hazards, of the Public Safety Element does not
identify the Project site as having any potential risk for wildfire to occur.
There is a potential during drought conditions for the native wetland habitats adjacent to the east of the
proposed development footprint to dry out and present a wildland fire risk to the commercial
development; however, any wildfire in this area would be buffered by the required 100-foot biological
buffer and the restored coastal sage scrub vegetation in the buffer which would be irrigated for the first
few years after installation. The irrigated vegetation would help to dampen out any wildfires reaching
the buffer. With implementation of this buffer and irrigated restored coastal sage scrub, the potential for
the Project to expose people or structures to a significant risk of loss, injury or death involving wildland
fires would be less than significant.
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HYDROLOGY AND WATER QUALITY. Would the project:
a. Violate any water
requirements?

quality

standards

or

waste

discharge

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 (FIRM)
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?

Refer to the Preliminary Drainage Study (April 2017) and the Stormwater Quality Management Plan, both
prepared by Michael Baker International (October 2017) for the proposed Project (see Appendix F).
a) Violate any water quality standards or waste discharge requirements? AND
c) Substantially alter the existing drainage pattern of the site, including through the alteration of the course
of stream or river, in a manner which would result in substantial erosion or siltation on or offsite? AND
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? AND
f)

Otherwise substantially degrade water quality?
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The reach of Loma Alta Creek adjacent to the east of the Project (“receiving water”) is designated an
impaired water body, as listed on the CWA Section 303(d) list, for selenium. The RWQCB “beneficial
uses” identified for this reach include: non-contact recreational activities such as picnicking and hiking
(REC-2); warm freshwater habitat (WARM); and wildlife habitat (WILD). The riparian and wetland
habitats in this reach also comprise an Environmentally Sensitive Area (ESA) with respect to water
quality impairments. As such, it is important the Project not contribute any stormwater pollutant loads
in urban runoff discharges that could cause or contribute to an exceedance of applicable surface water
quality objectives or degradation of beneficial uses, or exacerbate already impaired conditions, in the
Loma Alta Creek receiving waters and associated ESA.
Stormwater quality is generally affected by the length of time since the last rainfall, rainfall intensity,
amount of urban uses, and quantity of transported sediment. Typical urban runoff pollutants associated
with the Project would include petroleum derivatives (oil/grease/heavy metals), oxygen-demanding
substances, and trash residues from parking lots and loading docks; and fertilizers, pesticides,
sediment, pathogens, and nutrients from landscaping. The majority of pollutant loads usually occur in
the first storm after the dry season (“first flush”). The effects on receiving waters from an increase in
pollutant discharges are based on water quality parameters such as temperature, dissolved oxygen,
and turbidity.
Low Impact Development (LID) improvements and stormwater control Best Management Practices
(BMPs) are proposed within parking lot landscaping, along roadsides, and/or in open space areas for
the capture or diversion and treatment of stormwater runoff from all new impervious surfaces prior to
discharge to the downstream conveyance system. These LID features and stormwater control BMPs
would ultimately connect to either the existing channel that runs parallel to the southern edge of the
proposed development footprint or to the downstream storm drain system via underdrain connections,
overflows, and/or storm drain outlet piping. Onsite water quality treatment would be achieved through
filtration, retention, absorption, biochemical processes, and vegetative uptake, including but not limited
to:
•

Onsite vegetated bioretention basins within parking areas and outdoor patio landscaping for
purposes of flood control and water quality treatment;

•

Onsite bioswales (perimeter earthen ditches) that filter surface water through vegetation and soil
or engineered media;

•

Offsite biofiltration area within the public right-of-way of Rancho Del Oro Drive to assist in the
retention and treatment of urban runoff from the projected increase in impervious area created
by installing a right-turn pocket into the development; and

•

Offsite underground storm drain system vault structure at the existing box culvert in Rancho Del
Oro Drive for peak flow attenuation and hydromodification management of urban runoff from the
development.

With these proposed LID improvements and stormwater control BMPs, projected runoff flows from the
Project would match existing peak flows in the pre-development condition. No increase in peak 100year discharges would occur downstream and the Project would not adversely impact existing drainage
facilities. Existing peak discharges would be maintained via the onsite detention vault and biofiltration
basins.
If Project construction requires temporary dewatering, the contractor would be required to obtain and
comply with the requirements of a groundwater dewatering discharge permit and/or wastewater permit
as required by the RWQCB. Therefore, the potential for the Project to violate waste discharge
requirements would be less than significant.
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Project grading would not substantially alter existing drainage patterns onsite in a manner that would
result in substantial erosion or siltation. The Project proposes to preserve the alignment and profile of
existing natural drainage improvements located on the site.
Project-related water quality impacts could occur during the earthwork and construction phase, when
the potential for erosion and siltation would be relatively high due to exposure of graded areas. The
Project is required to adhere to a construction-related Erosion and Sediment Control Plan and postconstruction stormwater control BMPs. Other post-construction SWPPP requirements would include,
but not be limited to:
•

Removal of silt collected in LID features and stormwater control BMPs through a regular
maintenance program for proposed landscaped areas in parking lots, along roadsides, and/or in
open spaces for the capture/diversion and treatment of stormwater runoff from all new impervious
surfaces; and

•

Continual maintenance of restored coastal sage scrub in the biological buffer to assure
adequate growth and root development.

Proposed landscaping throughout the commercial center and coastal sage scrub restoration in the
biological buffer would prevent potential downstream water quality impacts related to post-construction
erosion and siltation. With regard to potential water quality impacts associated with post-construction
urban runoff pollutants, compliance with the Statewide NPDES General Permit would prevent
stormwater pollution from impacting wetlands and jurisdictional waters located adjacent to the east of
the proposed commercial center. Therefore, with implementation of the required SWPPP (constructionrelated stormwater control BMPs), proposed LID improvements (design features), landscaping
throughout the commercial center, and coastal sage scrub restoration in the biological buffer, the
potential for a violation of water quality standards due to downstream water quality degradation resulting
from runoff pollutants leaving the site would be less than significant.
b) Substantially deplete groundwater supplies or interfere substantially with groundwater recharge such
that there would be a net deficit in aquifer volume or a lowering of the local groundwater table level
(e.g., the production rate of pre-existing nearby wells would drop to a level which would not support
existing land uses or planned uses for which permits have been granted)? The Project would be served
by the City’s public water system and the use of groundwater is not required or proposed. The
contractor shall obtain and comply with the requirements of a RWQCB groundwater dewatering
discharge permit if temporary dewatering is required for Project construction. Any such potential
dewatering activities would be short-term; would not substantially affect the groundwater table; and
would not have the capacity to increase the amount of water consumed regionally through increased
withdrawals from groundwater sources. Therefore, the Project would not substantially deplete
groundwater supplies or interfere with groundwater recharge. Impacts would be less than significant.
d) Substantially alter the existing drainage pattern of the site or area, including through the alteration of
the course of a stream or river, or substantially increase the rate or amount of surface runoff in a manner
which would result in flooding on- or offsite? AND
e) Create or contribute runoff water that would exceed the capacity of existing or planned stormwater
drainage systems or provide substantial additional sources of polluted runoff?
The Project would not substantially alter existing drainage patterns of the site area in a manner that
would result in flooding on- of offsite. The Project does not alter the course of a stream or river; however,
Project development would alter existing drainage patterns onsite and absorption rates, as vacant land
would be converted to impermeable surfaces resulting in a potential increase in the amount of runoff
discharges leaving the site; however, with implementation of the proposed LID improvements and
stormwater control BMPs, projected peak runoff flows from the Project would match existing peak flows
in the pre-development condition; no increase in peak 100-year discharges would occur downstream,
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and the Project would not adversely impact existing drainage facilities. Therefore, with implementation
of these stormwater control features, the potential for the Project to create or contribute runoff that
would exceed the capacity of existing/planned stormwater drainage systems, or that would result in
substantial additional discharges leading to on- and offsite flooding, would be less than significant.
g) Place housing within a 100-year flood hazard area as mapped on a federal Flood Hazard Boundary or
FIRM or other flood hazard delineation map?
No residential housing is proposed. Therefore, the Project would not place housing within a 100-year
flood hazard area as mapped on a federal Flood Hazard Boundary or FIRM or other flood hazard
delineation map. No impact would occur in this regard.
h) Place within a 100-year flood hazard area structures that would impede or redirect flood flows?
According to Appendix F of this Initial Study, the Federal Emergency Management Agency (FEMA) has
mapped a Zone A Special Flood Hazard Area (SFHA) subject to inundation by the 1% annual chance
flood within the Project site. Zone A denotes land for which No Base Flood Elevations (BFE) has been
determined (FEMA FIRM Map, No. 06073C0758G, Revised May 16, 2012).
The Project does not propose to locate any structures or grading in the floodplain that would impede or
redirect flows. The Project does propose commercial development within the 100-year SFHA
designated by FEMA. The proposed development will include buildings with finish floor elevations
ranging from 165.0 to 168.5 feet. The existing flood control basin on the eastern portion of the site has
a top of bank elevation of 158 feet. Water then enters the concrete spillway and rip-rap channel south
of the Project site. Therefore, such conditions are not anticipated to represent a flood hazard. Impacts
would be less than significant.
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? The Project as designed would ensure emergency
access/egress during any significant flood events. In event that the existing rip-rap channel south of
the site fails during a rain event, the water will overflow to Oceanside Boulevard rather than flooding
the site.
According to the Public Safety Element of the General Plan, the San Luis Rey Valley is subject to
flooding from failure of Henshaw Dam, the largest man-made reservoir in the County. Henshaw Dam
is an earthfill dam that is not subject to the sudden catastrophic failure usually associated with concrete
arch-type dams. Even if failure did occur, it would be of a slower, erosive type, resulting in less severe
peak flows, allowing ample time for evacuation of downstream residents.
Figure PS-10 of the General Plan Public Safety Element shows schematically the general area of the
City that would be subject to flooding upon failure of Henshaw Dam from seismic activity or for any
other reason (structural failure, sabotage, etc.). Figure PS-10 indicates that the Project site is not
located within any areas subject to inundation. There are no levees within proximity of the Project site.
Impacts in this regard would be less than significant.

j)

Inundation by seiche, tsunami, or mudflow?
The Project site is located approximately 3.9 miles to the east of the Pacific Ocean. Due to distance
and intervening topography, no threat of inundation by tsunami affects the Project site. No large water
bodies capable of producing seiche events are present on or near the site. No steep hillsides are
present on or within the vicinity of the site, and Figure PS-3, Slope Stability, of the City’s General Plan
Public Safety Element does not identify the site as having the potential for landslides. Therefore, no
potential threat from mudflow events would occur. No impact would occur in this regard.
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14.10 LAND USE AND PLANNING

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?
The proposed Project would be constructed on currently undeveloped land within the City of Oceanside.
The construction of new roadways or pathways to serve the Project site is not required, nor would the
Project result in construction of any significant walls or other obstructions that would have the potential
to restrict or redirect vehicular or pedestrian/bicycle circulation or access within the area. The majority
of development would occur onsite, with exception of minor offsite improvements within Rancho del
Oro Drive for purposes of access. The Project would not physically divide an established community,
nor would it conflict with any applicable policy of the Rancho Del Oro Specific Plan or City Zoning Code
regulations adopted for the purpose of avoiding or mitigating an environmental effect. No impact would
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? AND
c) Conflict with any applicable habitat conservation plan or natural community conservation plan?
The Project complies with the following applicable provisions of the City’s draft MHCP SAP:
•

Establishment of a 100-foot-wide biological buffer along the east portion of the proposed
development footprint (refer to Figures 3A and 5) to avoid direct loss of adjacent riparian and
wetland habitats and to negate potential indirect impacts to these sensitive habitats and any
special-status species using these habitats that could otherwise occur from short-term
construction and long-term operational activities resulting from the Project;

•

Directional vectoring and shielded luminaries for proposed lighting standards along the
east perimeter of the proposed development to prevent spillover light levels into the adjacent
riparian and wetland habitats which could otherwise result in artificial increases in nocturnal
predation levels from the introduction of new Project night lighting;

•

Standard sound attenuation measures during Project construction to reduce short-term noise
levels that may adversely affect wildlife using the adjacent riparian and wetland habitat.

•

Vegetative screening/sound attenuation to be provided by the coastal sage scrub restoration
within the biological buffer to reduce long-term noise levels from the introduction of new noise
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sources associated with the Project (e.g., vehicles, delivery truck back-up alarms, events) that
may adversely affect wildlife using the adjacent riparian and wetland habitats; and
•

LID improvements (design features) and stormwater control BMPs to reduce indirect
impacts to adjacent native riparian and wetland vegetation from potential water quality
degradation that may be associated with stormwater pollutants in urban runoff from the proposed
commercial center.

With implementation of the proposed 100-foot-wide biological buffer between suitable habitat for
sensitive species and the Project, standard construction measures, and Project design features
previously described, potential conflicts with applicable provisions of the City’s draft MHCP SAP would
be less than significant with mitigation incorporated (MM BIO-1).

No Impact

Less than
Significant

Less Than
Significant w/
Mitigation

Potentially
Significant Unless
Mitigated

14.11 MINERAL RESOURCES

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?
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? AND
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?
According to the City’s General Plan Environmental Resource Management Element, there are two
major areas of mineral deposits located within the City. These areas offer silica sand as well as
construction-quality and non-construction quality (e.g., beach and landfill sand) sand deposits. Figure
ERM-5, Sand Deposits, of the City’s General Plan Environmental Resource Management Element does
not indicate any such deposits on the Project site. Additionally, as mapped by the California Department
of Conservation, the site is located in Mineral Zone MRZ-3 which indicates areas of undetermined
mineral resource significance (SMARA 1982). Therefore, the potential for mineral resources to occur
onsite is considered to be low. The proposed Project would not result in the loss of availability of a
known mineral resource that would be of value to the region or the residents of the State or a locallyimportant mineral resource recovery site delineated on an adopted local general plan, specific plan, or
other land use plan. Impacts would be less than significant.
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14.12 NOISE

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 levels?
c.

A substantial permanent increase in ambient noise levels in the
vicinity above levels existing without the Project?

d. A substantial temporary or periodic increase in ambient noise levels
in the 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?
Refer to the Noise Technical Memorandum (November 2017) prepared by Michael Baker International
for the proposed Project (Appendix G).
Sound is mechanical energy transmitted by pressure waves in a compressible medium such as air, and
is characterized by both its amplitude and frequency (or pitch). The human ear does not hear all
frequencies equally. In particular, the ear de-emphasizes low and very high frequencies. To better
approximate the sensitivity of human hearing, the A-weighted decibel scale (dBA) has been developed.
On this scale, the human range of hearing extends from approximately three dBA to around 140 dBA.
Noise is generally defined as unwanted or excessive sound, which can vary in intensity by over one
million times within the range of human hearing; therefore, a logarithmic scale, known as the decibel
scale (dB), is used to quantify sound intensity. Noise can be generated by a number of sources,
including mobile sources such as automobiles, trucks, and airplanes, and stationary sources such as
construction sites, machinery, and industrial operations. Noise generated by mobile sources typically
attenuates (is reduced) at a rate between 3 dBA and 4.5 dBA per doubling of distance. The rate
depends on the ground surface and the number or type of objects between the noise source and the
receiver. Hard and flat surfaces, such as concrete or asphalt, have an attenuation rate of 3 dBA per
doubling of distance. Soft surfaces, such as uneven or vegetated terrain, have an attenuation rate of
about 4.5 dBA per doubling of distance. Noise generated by stationary sources typically attenuates at
a rate between 6 dBA and about 7.5 dBA per doubling of distance.
There are a number of metrics used to characterize community noise exposure, which fluctuate
constantly over time. One such metric, the equivalent sound level (Leq), represents a constant sound
that, over the specified period, has the same sound energy as the time-varying sound. Noise exposure
over a longer period of time is often evaluated based on the Day-Night Sound Level (Ldn or DNL). This
is a measure of 24-hour noise levels that incorporates a 10-dBA penalty for sounds occurring between
10:00 p.m. and 7:00 a.m. The penalty is intended to reflect the increased human sensitivity to noises
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occurring during nighttime hours, particularly at times when people are sleeping and there are lower
ambient noise conditions. Typical Ldn noise levels for light and medium density residential areas range
from 55 dBA to 65 dBA.
Regarding increases in A-weighted noise levels (dBA), the following relationships should be noted for
understanding this analysis:
•
•
•
•

Except in carefully controlled laboratory experiments, a change of 1 dBA cannot be perceived by
humans.
Outside of the laboratory, a 3 dBA change is considered a just-perceivable difference.
A change in level of at least 5 dBA is required before any noticeable change in community response
would be expected. An increase of 5 dBA is typically considered substantial.
A 10 dBA change is subjectively heard as an approximate doubling in loudness and would almost
certainly cause an adverse change in community response.

Two of the primary factors that reduce levels of environmental sounds are increasing the distance
between the sound source and the receiver and having intervening obstacles such as walls, buildings,
or terrain features between the sound source and the receiver. Factors that act to increase the loudness
of environmental sounds include moving the sound source closer to the receiver, sound enhancements
caused by reflections, and focusing caused by various meteorological conditions.
City of Oceanside
City of Oceanside General Plan Noise Element
The General Plan Noise Element (Noise Element) provides noise standards, goals, objectives, and
policies to control excessive or unwanted noise in the City, and improve Oceanside’s environment. The
following goals, objectives, and policies would apply to the proposed Project.
Goal: To minimize the effects of excessive noise in the City of Oceanside.
Objective: To protect the residents and visitors to Oceanside from noise pollution. To improve
the quality of Oceanside’s environment.
Policies:
•

Noise levels shall not be so loud as to cause danger to public health in all zones except
manufacturing zones where noise levels may be greater.

•

Noise shall be controlled at the source where possible.

•

Noise shall be intercepted by barriers or dissipated by space where the source cannot be
controlled.

•

Noise shall be considered in the approval of any projects or activities, public or private,
which requires a permit or other approval from the City.

In addition, the Noise Element establishes the following mandates regarding construction noise:
1. It should 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
p.m. and 7 a.m. generating an ambient noise level of 50 dBA 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 85 dBA at 100’ from the source.
3. It should be unlawful for any person to engage in construction activities between 6 p.m. and 7
a.m. when such activities exceed the ambient noise level by 5 dBA. A special permit may be
granted by the Director of Public Works if extenuating circumstances exist.
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City of Oceanside Municipal Code
Chapter 38, Noise Control, of the Oceanside Municipal Code establishes the following applicable
standards related to noise:
38.12, General Sound Level Limits
(a) Except for exempted activities and sounds as provided in this chapter or exempted
properties as referenced in Section 38.15, it shall be unlawful for any person to cause
or allow the creation of any noise to the extent that the one-hour average sound level,
at any point on or beyond the boundaries of the property in the applicable base district
zone on which the sound is produced exceeds the applicable limits set forth below
(refer to Table 1, Oceanside Municipal Code Sound Level Limits):
(b) Limits for planned developments. In addition to the sound level limits established
above, there is hereby established sound level limits for PD (planned development)
base district zones.
For any residential land use within a PD zone, the sound level limit is that limit which
would be otherwise applicable in the residential district zone (RE, RS, RM, RH or RT)
corresponding to density of the residential development in that PD zone.
For any nonresidential land use within a PD zone, the sound level limit is that limit
corresponding to the C (commercial) or I (industrial) zone which would be applicable
to that use if not subject to the PD zone. For the purposes of this section, a land use
shall be that use shown on a duly approved planned development plan or specific plan.
(c) Limits for joint boundaries. When property lines form the joint boundary of two (2) base
district zones, the sound level limit shall be the arithmetic mean of the limit applicable
to each of the two (2) zones.
Table 1. Oceanside Municipal Code Sound Level Limits
Base District Zone
RE (Residential Estate)
RS (Single-Family)
RM (Medium Density)
RH (High Density)
RT (Residential Tourist)
C (Commercial)
I (Industrial)
D (Downtown)
A (Agricultural)
OS (Open Space)

7:00 a.m. to 9:59 p.m.
50 dB
50 dB
50 dB
55 dB
55 dB
65 dB
70 dB
65 dB
50 dB
50 dB

10:00 p.m. to 6:59 a.m.
45 dB
45 dB
45 dB
50 dB
50 dB
60 dB
65 dB
55 dB
45 dB
45 dB

Note: Acoustical Use Factor (percent): Estimates the fraction of time each piece of construction equipment is operating
at full power (i.e., its loudest condition) during a construction operation.
Source: Federal Highway Administration, Roadway Construction Noise Model (FHWA-HEP-05-054), January 2006.

38.17, Specific Noises Prohibited
(h) Pile drivers, hammers, etc. The operation between the hours of 10:00 p.m. and 7:00
a.m. of any pneumatic or air hammer, pile driver, steam shovel, derrick, steam, or
electric hoist, parking lot cleaning equipment or other appliance, the use of which is
attended by loud or unusual noise.
EXISTING CONDITIONS
Stationary Sources
The Project is located within an urbanized area. The primary sources of stationary noise in the Project
vicinity are urban-related activities (i.e., mechanical equipment, residential/retail areas, parking areas,
Arroyo Verde Shopping Center
Mitigated Negative Declaration

INITIAL STUDY/ENVIRONMENTAL CHECKLIST

-81-

City of Oceanside, California

and pedestrians). The noise associated with these sources may represent a single-event noise
occurrence, short-term, or long-term/continuous noise.
Mobile Sources
The majority of the existing mobile noise in the Project area is generated from vehicle sources along
Oceanside Boulevard and Rancho Del Oro Drive.
Noise Measurements
In order to quantify existing ambient noise levels in the Project area, Michael Baker International
conducted three short-term noise measurements on July 28, 2016; refer to Table 14.12-1, Noise
Measurements. The noise measurement sites were representative of typical existing noise exposure
within and immediately adjacent to the Project site. The ten-minute measurements were taken between
9:45 a.m. and 10:45 a.m. Short-term (Leq) measurements are considered representative of the noise
levels throughout the day and relate closely with the noise standards for the Project area.
Table 14.12-1 Noise Measurements
Site No.
1
2
3

Location
Near western boundary of Project site, along
Rancho Del Oro Drive.
Near northeast boundary of Project site,
along Seagate Way.
Near southeastern boundary of Project site,
along Oceanside Boulevard.

Leq
(dBA)
70.6

Lmin
(dBA)
42.7

Lmax
(dBA)
94.9

Peak
(dBA)
108.4

Time
9:55 a.m.

68.2

39.0

92.5

89.7

10:10 a.m.

68.6

50.2

85.6

94.9

10:29 a.m.

Source: Michael Baker International, 2017. See Appendix G.

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?
It is difficult to specify noise levels that are generally acceptable to everyone; noise that is considered
a nuisance to one person may be unnoticed by another. Standards may be based on documented
complaints in response to documented noise levels, or based on studies of the ability of people to sleep,
talk, or work under various noise conditions; however, all such studies recognize that individual
responses vary considerably. Standards usually address the needs of the majority of the general
population.
Short-Term Construction
Construction activities generally are temporary and have a short duration, resulting in periodic
increases in the ambient noise environment. Construction of the proposed Project would occur over
approximately sixteen months, and would include grading, paving, and building activities. Groundborne
noise and other types of construction-related noise impacts typically occur during the site preparation
and grading construction phases. These phases of construction have the potential to create the highest
levels of noise. Typical noise levels generated by construction equipment that could be used for the
Project are shown in Table 14.12-2, Maximum Noise Levels Generated by Construction Equipment.
Operating cycles for these types of construction equipment may involve one or two minutes of full power
operation followed by three to four minutes at lower power settings. Other primary sources of acoustical
disturbance would be due to random incidents (lasting less than one minute) such as dropping large
pieces of equipment or the hydraulic movement of machinery lifts.
The Noise Element restricts the operation of any construction equipment that produces a noise level of
85 dBA at 100 feet from the source. As shown in Table 14.12-2, construction equipment would generate
maximum noise levels of 84 dBA at 100 feet from the source, which is less than the City standard.
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Construction would occur throughout the Project site and would not be concentrated in or confined to
one specific area of the Project site. Therefore, construction noise would be acoustically dispersed
throughout the Project site and not concentrated in one area. The closest sensitive receptors to
construction activities would be a church located approximately 465 feet to the east. At this distance,
and accounting for the fact that noise generated by stationary sources such as a construction site
typically attenuates at a rate between 6.0 dBA per doubling of distance, noise levels would be a
maximum of 70.7 dBA. A review of Table 14.12-2 shows that the 70.7 dBA noise level, projected to be
experienced at the closest sensitive receptor during construction, is slightly above (e.g., 2.1 dBA or
less) the ambient noise environment measured in the Project area. It should be noted that a noise level
increase of 3 dBA is considered barely perceptible, an increase of 5 dBA is considered a readily
perceptible, and a 10-dBA increase is twice as loud.10
Table 14.12-2 Maximum Noise Levels Generated by Construction Equipment
Type of Equipment
Concrete Saw
Crane
Concrete Mixer Truck
Backhoe
Dozer
Excavator
Forklift
Paver
Roller
Tractor
Water Truck
Grader
General Industrial Equipment

Acoustical Use Factor1
20
16
40
40
40
40
40
50
20
40
40
40
50

Lmax at 50 Feet (dBA)
90
81
79
78
82
81
78
77
80
84
80
85
85

Lmax at 100 Feet (dBA)
84
75
73
72
76
75
72
71
74
78
84
75
73

Note: Acoustical Use Factor (percent): Estimates the fraction of time each piece of construction equipment is operating at full power (i.e., its loudest
condition) during a construction operation.
Source: Federal Highway Administration, Roadway Construction Noise Model (FHWA-HEP-05-054), January 2006.

Furthermore, the City’s Noise Element and Municipal Code contain provisions for construction noise.
The Noise Element prohibits construction activities within 500 feet of residential uses and creates a
noise level of 50 dBA or higher between the hours of 8:00 p.m. and 7:00 a.m. The Noise Element also
restricts the operation of any construction equipment that produces a noise level of 85 dBA at 100 feet
from the source, and limits any construction activities that increases the ambient noise level by 5 dBA
or more from occurring between 6:00 p.m. and 7:00 a.m. Section 38.17 of the City of Oceanside
Municipal Code restricts the operation of any internal combustion engines without a muffler or other
device that prevents loud explosive noises from occurring, and restricts the operation of construction
equipment between 10:00 p.m. and 7:00 a.m. Although construction noise would slightly exceed
ambient noise levels, noise levels would be below the barely perceptible range and the Project would
comply with the City’s Noise Element and Municipal Code. Therefore, construction-related noise
impacts for sensitive receptors would be less than significant.
In addition to sensitive human receptors, there is also the potential for Least Bell’s Vireo nests within
125 feet of the construction site. This bird’s breeding season occurs from February 15 through August
31, which will overlap with the construction period. Noise-attenuating measures for biological resources
(refer to 14.4, Biological Resources) would minimize potential short-term construction noise impacts to
ensure construction noise does not significantly impact the bird’s breeding season. Therefore,
construction-related noise impacts for sensitive wildlife would be less than significant with mitigation
incorporated (MM BIO-1).
10

California Department of Transportation, Technical Noise Supplement to the Traffic Noise Analysis Protocol (page 2-45),
September 2013.
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Long-Term Operational Impacts
The proposed Project consists of the construction of 27,200 s.f. of commercial retail uses in four singlestory buildings. Anticipated uses for these structures include restaurants, commercial retail, and/or
market/grocery store. Outdoor seating areas, public plazas, and public courtyards would be provided
in association with these uses to allow for dining, relaxation, and socializing.
Parking Areas
Traffic associated with parking lots is typically not of sufficient volume to exceed community noise
standards; however, the instantaneous maximum sound levels generated by a car door slamming,
engine starting up and car pass-bys may be an annoyance to nearby noise-sensitive receptors.
Estimates of the maximum noise levels associated with some parking lot activities are presented in
Table 14.12-3, Typical Noise Levels Generated by Parking Lots. Conversations in parking areas may
also be an annoyance to vicinity sensitive receptors. Sound levels of speech typically range from 33
dBA at 48 feet for normal speech to 50 dBA at 50 feet for very loud speech. The nearest sensitive
receptor is the church located approximately 465 feet to the east of the Project site. Since commercial
activity would take place during normal business hours and would cease by 10:00 p.m. (including
restaurants), no parking area noises would exceed the City’s noise standards.
Table 14.12-3 Typical Noise Levels Generated by Parking Lots
Noise Source
Car door slamming
Car starting
Car idling

Maximum Noise Levels
at 50 Feet from Source
63 dBA Leq
r60 dBA Leq
61 dBA Leq

Outdoor Activity Areas/Common Area Noise
The proposed Project includes an open space/common activity area for commercial users. This area
has the potential to be accessed by groups of people intermittently for frequent dining, outdoor events,
parties, etc. Noise generated by groups of people (i.e., crowds) is dependent on several factors
including vocal effort, impulsiveness, and the random orientation of the crowd members. Crowd noise
is estimated at 60 dBA at one meter (3.28 feet) away for raised normal speaking. This noise level would
have a +5 dBA adjustment for the impulsiveness of the noise source, and a -3 dBA adjustment for the
random orientation of the crowd members. Therefore, crowd noise would be approximately 62 dBA at
one meter from the source. Noise has a decay rate due to distance attenuation, which is calculated
based on the Inverse Square Law. Based upon the Inverse Square Law, stationary sound levels
decrease by 6 dBA for each doubling of distance from the source. As a result, crowd noise would be
56.0 dBA at 6.56 feet, 52.3 dBA at 10 feet, and 46.3 dBA at 20 feet. These noise levels are below the
City’s noise standards for commercial land uses. The nearest sensitive receptor is the church located
approximately 465 feet east of the Project site, where open space/common activity area-related noise
would also fall below the City noise standards. As such, the introduction of the proposed open
space/common activity area on the Project site would not exceed the City’s noise standards. Thus, a
less than significant impact would occur.
Traffic Noise
Future development generated by the proposed Project would result in additional traffic on adjacent
roadways, thereby increasing vehicular noise in the vicinity of existing and proposed land uses.
According to the Traffic Impact Analysis Report (prepared by Michael Baker International, June 2017),
the proposed Project would result in a net increase of 4,713 daily trips. Project area roadway segment
noise levels for the “Existing” and “Existing With Project” scenarios were compared. According to Table
14.12-5, Modeled Existing and Existing plus Project Traffic Noise Levels at 100 Feet (refer to Threshold
14.12c), below), under the “Existing” scenario, noise levels at a distance of 100 feet from the centerline
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would range from approximately 63.4 to 69.0 dBA. The “Existing With Project” scenario noise levels at
a distance of 100 feet from the centerline would range from approximately 63.6 dBA to 69.2 dBA. This
level of noise increase is below 3.0 dBA, and as previously stated, a 3 dBA change is just perceivable
to the human ear. An increase in noise of at least 5 dBA is required before any noticeable change in
community response would be expected. An increase of 5 dBA is typically considered substantial.
Therefore, a less than significant impact would occur in this regard.
b) Exposure of persons to or generation of excessive groundborne vibration levels?
Project construction can generate varying degrees of groundborne vibration, depending on the
construction procedure and the equipment used. Operation of equipment generates vibrations that
spread through the ground and diminish in amplitude with distance from the source. The effect on
buildings located in the vicinity of the construction site often varies depending on soil type, ground
strata, and construction characteristics of the receiver building(s). The results from vibration can range
from no perceptible effects at the lowest vibration levels, to low rumbling sounds and perceptible
vibration at moderate levels, to slight damage at the highest levels. Groundborne vibrations from
construction activities rarely reach levels that damage structures.
The Federal Transit Administration (FTA) has published standard vibration velocities for construction
equipment operations. In general, the FTA architectural damage criterion for continuous vibrations (i.e.,
0.20 inch/second) appears to be conservative. The types of construction vibration impact include
human annoyance and building damage. Human annoyance occurs when construction vibration rises
significantly above the threshold of human perception for extended periods of time. Building damage
can be cosmetic or structural. Ordinary buildings that are not particularly fragile would not experience
any cosmetic damage (e.g., plaster cracks) at distances beyond 30 feet. This distance can vary
substantially depending on the soil composition and underground geological layer between vibration
source and receiver. In addition, not all buildings respond similarly to vibration generated by
construction equipment. Typical vibration produced by construction equipment is illustrated in Table
14.12-4, Typical Vibration Levels for Construction Equipment.
Groundbourne vibration decreases rapidly with distance. As indicated in Table 14.12-4, based on the
FTA data, vibration velocities from typical heavy construction equipment operations typically used
during construction range from 0.003 to 0.089 inch-per-second peak particle velocity (PPV) at 25 feet
from the source of activity. At 75 feet from the source of activity, vibration velocities range from 0.001
to 0.017 inch-per-second PPV. The closest sensitive receptor to the proposed construction activities
on the Project site would be approximately 465 feet to the east. At 100 feet, these pieces of construction
equipment would result in 0.000 to 0.010 inch-per-second PPV and would be below the 0.20 inch-persecond PPV significance threshold. Therefore, vibration at 465 feet is anticipated to be significantly
below the 0.20 inch-per-second PPV significance threshold. Vibration impacts associated with
construction activities would be less than significant. Operation of the proposed commercial uses is not
anticipated to involve activities that produce groundbourne vibration. The post-Project condition would
be similar to existing conditions. Therefore, the Project would not result in the exposure of persons to
or generation of excessive groundborne vibration or groundborne noise levels. Impacts would be less
than significant.
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Table 14.12-4 Typical Vibration Levels for Construction Equipment
Equipment
Loaded trucks
Small bulldozer
Large bulldozer, Auger/drill
rigs
Jackhammer

Approximate peak
particle velocity at 25
feet (inches/second)
0.076
0.003
0.089

Approximate peak
particle velocity at 75
feet (inches/second)1
0.015
0.001
0.017

Approximate peak
particle velocity at 100
feet (inches/second)1
0.010
0.000
0.011

0.035

0.007

0.004

Notes:
1. Calculated using the following formula:
PPV equip = PPVref x (25/D)1.5
where:
PPV (equip) = the peak particle velocity in in/sec of the equipment adjusted for the distance
PPV (ref) = the reference vibration level in in/sec from Table 12-2 of the FTA Transit Noise and Vibration Impact Assessment Guidelines
D = the distance from the equipment to the receiver
Source: Federal Transit Administration, Transit Noise and Vibration Impact Assessment Guidelines, May 2006.

c) A substantial permanent increase in ambient noise levels in the project vicinity above levels existing
without the project?
Traffic Noise
Noise environments and consequences of human activities are usually well represented by median
noise levels during the day or night or over a 24-hour period. Regarding increases in A-weighted noise
levels (dBA), the following relationships should be noted for understanding this analysis:
•

Except in carefully controlled laboratory experiments, a change of 1 dBA cannot be perceived by
humans.

•

Outside of the laboratory, a 3 dBA change is considered a just-perceivable difference.

•

A change in level of at least 5 dBA is required before any noticeable change in community
response would be expected. An increase of 5 dBA is typically considered substantial.

•

A 10 dBA change is subjectively heard as an approximate doubling in loudness and would almost
certainly cause an adverse change in community response.

Changes in traffic caused by the Project would result in changes in noise levels along the roadways in
the vicinity of the Project. Using the Federal Highway Administration (FHWA) Highway Traffic Noise
Prediction Model (FHWA-RD-77-108) and traffic volumes from the Project transportation impact
analysis (see Appendix G), changes in traffic noise were calculated. The model calculates the average
noise level at specific locations based on traffic volumes, average speeds, roadway geometry, and site
environmental conditions.
As described, a change in level of at least 3 dBA is required before any noticeable change in community
response would be expected. Therefore, an increase of 3 dBA over the pre- Project noise conditions is
considered significant. Table 14.12-5, Modeled Existing and Existing plus Project Traffic Noise Levels
at 100 Feet, shows the existing traffic noise levels on adjacent roadways in comparison to the existing
plus Project traffic noise levels on adjacent roadways.
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Table 14.12-5 Modeled Existing and Existing plus Project Traffic Noise Levels at 100 Feet

Roadway Segment
Oceanside Boulevard
El Camino Real to Rancho Del Oro Drive
Rancho Del Oro Drive to Corporate Center Drive
Corporate Center Drive to Avenida Del Oro
Avenida Del Oro to College Boulevard
Rancho Del Oro Drive
Mesa Drive to Ocean Ranch Boulevard
Ocean Ranch Boulevard to Senior Center Drive/ Seagate Way
Senior Center Drive/ Seagate Way to Oceanside Boulevard
Oceanside Boulevard to Cameo Drive
Cameo Drive to Vista Way

Existing

Existing
plus
Project

Change
Due to
Project

Exceeds 3
dBA
Increase
Threshold?

69.0
68.9
68.3
68.6

69.2
69.0
68.4
68.7

0.2
0.1
0.1
0.1

No
No
No
No

65.1
66.0
66.4
64.0
63.4

65.3
66.2
66.9
64.2
63.6

0.2
0.2
0.5
0.2
0.2

No
No
No
No
No

Note: Traffic noise levels were calculated using the FHWA roadway noise prediction model based on data obtained from the traffic analysis
prepared for this Project (Michael Baker International 2017). See Appendix G.

Table 14.12-6, Modeled Cumulative and Cumulative plus Project Traffic Noise Levels at 100 Feet,
shows the traffic noise levels on adjacent roadways under cumulative conditions without the Project in
comparison to the cumulative plus Project traffic noise levels on adjacent roadways. As shown,
predicted increases in cumulative traffic noise levels associated with cumulative Project conditions
would not increase level thresholds more than 3 dBA over pre-Project noise conditions. The Project’s
contribution to traffic noise levels would be less than significant.
Table 14.12-6 Modeled Cumulative and Cumulative plus Project Traffic Noise Levels at 100 Feet

Roadway Segment
Oceanside Boulevard
El Camino Real to Rancho Del Oro Drive
Rancho Del Oro Drive to Corporate Center Drive
Corporate Center Drive to Avenida Del Oro
Avenida Del Oro to College Boulevard
Rancho Del Oro Drive
Mesa Drive to Ocean Ranch Boulevard
Ocean Ranch Boulevard to Senior Center Drive/
Seagate Way
Senior Center Drive/ Seagate Way to Oceanside
Boulevard
Oceanside Boulevard to Cameo Drive
Cameo Drive to Vista Way

Exceeds 3
dBA
Increase
Threshold?

Cumulative
(No Project)

Cumulative
Plus Project

Change
Due to
Project

69.1
69.7
69.1
69.8

69.3
69.8
69.2
69.9

0.2
0.1
0.1
0.1

No
No
No
No

66.2
66.7

66.4
66.9

0.2
0.2

No
No

66.9

67.4

0.5

No

65.8
65.4

65.9
65.5

0.1
0.1

No
No

Note: Traffic noise levels were calculated using the FHWA roadway noise prediction model based on data obtained from the traffic analysis
prepared for this Project (Michael Baker International 2017). See Appendix G.

Onsite Activities
As discussed under Threshold 14.12a), parking areas, the outdoor activity areas/common areas, and
traffic noise would not result in substantial permanent increases in long-term operational noise levels.
This would be considered a less than significant impact.
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d) A substantial temporary or periodic increase in ambient noise levels in the project vicinity above levels
existing without the Project?
The noise measurements depicted in Table 14.12-1, above, indicate that the existing ambient levels
range between 68.2 and 70.6 dBA Leq. The primary contributor to the ambient noise levels in the Project
area is the traffic noise from the surrounding roadways.
As discussed above, Project construction would generate short-term noise due to the operation of
heavy equipment. The heavy equipment would primarily be used during the grading phase and would
involve the use of excavators, dozers, and tractors/loaders/backhoes (i.e., non-impact equipment). A
total of approximately 26,000 c.y. of cut and 3,000 c.y. of fill would be required for Project grading.
As depicted in Table 14.12-3, excavators, dozers, and tractors/loaders/backhoes would generate a
maximum noise level of 81, 82, and 84 dBA Lmax at 50 feet, respectively. During grading, the equipment
travels around the graded area to move earth. From the perspective of a sensitive receptor, the
equipment approaches, passes by, and then recedes into the distance. Peak noise levels would thus
be periodic, intermittent, and temporary during brief pass-by periods when construction equipment
operates at the far extent of the grading limits. Ambient noise levels are measured over a long-term
period and consider noise levels during the daytime (e.g., 7:00 a.m. to 10:00 p.m.) and nighttime (e.g.,
10:00 p.m. to 7:00 a.m.). Noise standards for changes in ambient conditions (such as CNEL) are also
designed to consider the level of noise over a long duration such as 24 hours. As discussed above,
construction activities would not produce sustained changes in ambient noise levels. Therefore, the
Project would not create a substantial temporary or periodic increase in ambient noise levels in the
Project vicinity above levels existing without the Project. Impacts would be less than significant.
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?
The Marine Corps Air Station (MCAS) Camp Pendleton lies approximately seven miles northwest of
the Project site and the McClellan-Palomar Airport, operated by the County of San Diego, is located
approximately 5.5 miles to the southeast in the City of Carlsbad. The closest airport to the Project site
is the Oceanside Municipal Airport, located approximately 2.5 miles to the northwest. According to the
Oceanside Municipal Airport Land Use Compatibility Plan (2010), the Project site is located outside of
the Oceanside Municipal Airport influence area. 11 Therefore, the Project would not expose people
residing or working in the area to excessive noise levels. No impact would occur in this regard.
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 private airstrips or related facilities are located in the vicinity of the Project site. Further, no
residential development or other development is proposed that would expose sensitive receptors or
other people residing or working within the Project area to excessive noise levels associated with a
private airstrip. No impact would occur.

11

San Diego County Airport Land Use Commission, Oceanside Municipal Airport Land Use Compatibility Plan, January 25, 2010.
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No Impact

Less than
Significant

Less Than
Significant w/
Mitigation

Potentially
Significant Unless
Mitigated

14.13 POPULATION & HOUSING

POPULATION & HOUSING. Would the project:
a. Induce substantial population growth, 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
construction of replacement housing elsewhere?

the

a) Induce substantial population growth, either directly (for example, by proposing new homes and
businesses) or indirectly (for example, through extension of roads or other infrastructure)? AND
b) Displace substantial numbers of existing housing, necessitating the construction of replacement
housing elsewhere? AND
c) Displace substantial numbers of people, necessitating the construction of replacement housing
elsewhere?
The proposed Project site is located within a suburban area within the City of Oceanside where
surrounding commercial, residential, and civic uses are present, along with supporting utilities and
infrastructure. The Project would not directly or indirectly induce population growth because it would
not involve the provision of new housing nor extend or expand new roads or major capital infrastructure
into areas that are not designated for development in the City’s General Plan or Rancho Del Oro
Specific Plan. Furthermore, the Project would not require the removal of existing housing or displace
substantial numbers of people that would otherwise necessitate the provision of replacement housing
elsewhere, as the site is currently undeveloped. Therefore, the proposed Project would result in no
impact with regard to Issues 14.13a) through 14.13c).
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No Impact

Less than
Significant

Less Than
Significant w/
Mitigation

Potentially
Significant Unless
Mitigated

14.14 PUBLIC SERVICES

PUBLIC SERVICES. Would the Project result in substantial adverse
impacts associated with the provision or need for new or physically
altered public services, the construction of which could cause
significant physical environmental impacts, in order to maintain
acceptable service ratios, response times or other performance
objectives for any of the following public services:
a) Fire protection?
b) Police protection?
c) Schools?
d) Parks?
e) Other public facilities?
a) and b) Fire and police protection? The Project does not propose the construction of any housing that
would generate new population or school-aged children, and therefore, would not substantially increase
demand for fire or police protection services or demand for school services.
The Project has been designed to City design standards for emergency access and onsite circulation;
refer to Figure 3A, Site Plan. As a discretionary Project, the proposed design would be subject to review
by the local fire and police departments to ensure proper security measures are in place and that
adequate emergency access and circulation are provided for. As an approximately 27,200 s.f.
commercial project, the proposed development is not anticipated to substantially increase the need for
fire or police protection services or the risk of fire that would require new or expanded facilities or staff
to serve proposed uses. Impacts would be less than significant.
c) Schools? The Project does not propose any new housing that would generate or increase demand for
school services, and therefore, no effect on such services would result with Project implementation.
Prior to issuance of a building permit, the Project applicant would be required to make payment of
applicable school fees as established by the City for commercial use type to ensure that the City can
continue to provide adequate school services and meet current and future educational demands of its
residents. Current school fees are $0.51 per square foot (Oceanside 2017). As such, the Project would
have a less than significant impact on school services in this regard.
d) Parks? Implementation of the proposed Project would not affect any existing park facilities nor increase
the demand for additional recreational facilities. The payment of park fees for commercial development
projects is not required by the City of Oceanside (limited to residential development). Therefore, no
impact to parks would occur as a result of the Project.
e) Other public facilities? Due to the nature of the proposed land use, the Project would not substantially
increase or create new demand for other public services, such as libraries. It is anticipated that existing
facilities could meet such demand, if any, if generated by the Project. As such, no impact would occur.
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No Impact

Less than
Significant

Less Than
Significant w/
Mitigation

Potentially
Significant Unless
Mitigated

14.15 RECREATION

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?
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? AND
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?
The Project does not involve the provision of new housing that would otherwise generate an increase
in demand on existing parks or other recreational facilities, possibly resulting in or accelerating their
substantial physical deterioration. Furthermore, the Project would not involve the provision of new
recreational facilities onsite; require construction of new facilities offsite; or require expansion of existing
facilities, all of which might have an adverse physical effect on the environment. Therefore, the Project
would result in no impact relative to recreation.

No Impact

Less than
Significant

Less Than
Significant w/
Mitigation

Potentially
Significant Unless
Mitigated

14.16 TRANSPORTATION/TRAFFIC

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 CMP),
including, but not limited to level of service (LOS) 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 that results in substantial
safety risks?
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d. Substantially increase hazards due to a design feature (e.g., sharp
curves, dangerous intersections)?
e. Result in inadequate emergency access?
f.

Conflict with adopted policies, plans, or programs regarding public
transit, bicycle, or pedestrian facilities, or otherwise decrease the
performance or safety of such facilities?
Refer to the Traffic Impact Analysis prepared by Michael Baker International for the Project in June
2017 (Appendix H).

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? AND
b) Conflict with an applicable CMP including, but not limited to LOS standards and travel demand
measures, or other established standards for designated roads or highways?
The site is undeveloped, and therefore, no vehicle trips are currently generated by any land uses on
the property. Project construction would result in a minor increase in truck trips possibly resulting in
short-term traffic delays at local intersections; however, such potential inconveniences would cease
upon completion of construction. Therefore, potential construction-related traffic impacts would be less
than significant.
No new streets are proposed or required with the Project. As shown on Figure 3A, main access to the
Project would be provided via an approximate 30-foot wide, two-way access drive from Seagate Way;
secondary access would be provided via a proposed 28-foot wide, two-way access drive (restricted
right-in, right-out turning movement) from Rancho Del Oro Drive. The southern portion of northbound
Rancho Del Oro Drive adjacent to the Project frontage would be widened by eight feet to provide a
designated right-turn lane into the development.
The City’s General Plan Circulation Element classifies Rancho Del Oro Drive as a Major Arterial (4
lanes) and Oceanside Boulevard (along the south side of the site) as a Prime Arterial. Seagate Way is
not a Circulation Element roadway. The only improvement to existing area streets associated with the
proposed Project would be the proposed widening of the east side of Rancho Del Oro Drive to
accommodate the turn lane.
Project operations would result in an increase in vehicular trips in the surrounding circulation system;
however, it is expected that the use of nearby public transit would reduce trips generated by those
traveling to/from the commercial center. Specifically, alternative modes of transportation (i.e. walking,
bicycling) to/from the commercial center would occur through direct pedestrian/bicycle connections with
the Sprinter (light-rail) transit station just south of Oceanside Boulevard and with nearby bus stops via
existing sidewalks and Class II bike lanes on Oceanside Boulevard and Rancho Del Oro Drive. To
encourage such alternative travel modes, the commercial center would include bike racks at various
locations.
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Factoring for these alternative modes of transportation, the Project would generate approximately 4,713
trips per day, which includes approximately 368 a.m. (202 inbound and 166 outbound) peak-hour trips
and approximately 348 p.m. (179 inbound and 170 outbound) peak-hour trips, according to Appendix
H. Based on this estimated trip generation, the TIA evaluated LOS operations at 11 intersections and
11 roadway segments in the surrounding circulation system under these scenarios: Existing-plusProject; Existing-plus-Cumulative-without-Project; Existing-plus-Cumulative-with-Project; Horizon Year
2030-plus-Project (with the SR-78/Rancho Del Oro Drive Interchange); and Horizon Year 2030-plusProject (without the SR-78/Rancho Del Oro Drive Interchange). According to the analysis in Appendix
H, Project-related traffic volumes would not result in LOS degradation at any of the studied roadway
segments but would contribute to substantial LOS degradation at the following intersections:
•

Oceanside Boulevard/El Camino Real: PM peak hour under Existing-plus-Cumulative-plusProject scenario; AM and PM peak hours under Horizon Year 2030-plus-Project (with the SR78/Rancho Del Oro Drive Interchange); and AM and PM peak hours under Horizon Year 2030plus-Project (without the SR-78/Rancho Del Oro Drive Interchange) scenarios.

•

Rancho Del Oro Drive/Vista Way: PM peak hour under Existing-plus-Cumulative-plus-Project;
and PM peak hour under Horizon Year 2030-plus-Project (without the SR-78/Rancho Del Oro
Drive Interchange) scenarios.

•

Rancho Del Oro Drive/Mesa Drive: AM and PM peak hours under Horizon Year 2030-plusProject (with the SR-78/Rancho Del Oro Drive Interchange); and AM and PM peak hours under
Horizon Year 2030-plus-Project (without the SR-78/Rancho Del Oro Drive Interchange)
scenarios.

•

Rancho Del Oro Drive/Seagate Way-Senior Center Drive: PM peak hour under Horizon Year
2030-plus-Project (with the SR-78/Rancho Del Oro Drive Interchange); and PM peak hours under
Horizon Year 2030-plus-Project (without the SR-78/Rancho Del Oro Drive Interchange)
scenarios.

These impacts would be reduced to less than significant with mitigation incorporated. Refer also
to Appendix H for a detailed evaluation and provision of data supporting the findings of significance in
discussed in this section.
It should be noted that for the El Camino Real/Oceanside Boulevard intersection, the City’s 2012
General Plan Circulation Element (with the Rancho del Oro interchange) has adopted an Overriding
Statement of Consideration for impacts anticipated at this intersection. The Project is not mitigating this
intersection (based on meetings with the City Traffic Engineer and the override in the General Plan
Circulation Element). The Project proposes to install a “No Right Turn” blank out sign at this intersection
as mitigation to reduce delays to lower than that which would occur without the Project, thereby
mitigating the Project-related impact: however, no physical improvements (e.g., lane additions) to this
intersection are proposed with the Project.
Mitigation Measure
MM TRA-1:

The following circulation improvements shall be completed prior to issuance of certificate
of occupancy:
(1) At the Oceanside Boulevard/El Camino Real intersection, install a “No Right Turn”
blank-out sign on the north side of Oceanside Boulevard to improve safety for turning
movements and for fire station access. Also, pay a fair-share contribution (to be
determined by the City of Oceanside) for installation of a right-turn overlap lane on
northbound El Camino Real at this intersection.
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(2) At the Rancho Del Oro Drive/Vista Way intersection, submit design plans and
construction cost estimate for widening the south side of West Vista Way to
accommodate a second left-turn lane at the eastbound approach. Also, pay a fairshare contribution (to be determined by the City of Oceanside) toward the cost of
mitigation at this intersection.
(3) At the Rancho Del Oro Drive/Mesa Drive intersection, install yellow high-visibility
crosswalks at the north, south, and east legs of this intersection. Also, submit design
plans and construction cost estimate for widening the east side of Rancho Del Oro
Drive to accommodate a dedicated right-turn lane at the northbound approach.
(4) At the Rancho Del Oro Drive/Seagate Way-Senior Center Drive intersection, restripe the westbound approach to provide a dedicated left-turn pocket and a shared
left-through-right turn lane, and maintain split phasing at the eastbound and
westbound approaches. Install crosswalks on all approaches as well as install closed
caption television (CCTV) camera and countdown timers for pedestrians. Paint the
proposed bike lane on Rancho del Oro Drive approximately 100 feet from the
intersection of Rancho del Oro Drive/Seagate Way. Prepare and submit design plans
for the proposed improvements in lieu of fair share contribution towards the
intersection improvements.
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? AND
d) Substantially increase hazards (e.g., sharp curves or dangerous intersections)?
Due to the nature of the proposed development (e.g., low-lying commercial uses), the Project as
designed would not change or interrupt air traffic patterns. Maximum proposed building height would
be approximately 35 feet (measured to top of parapet).
Further, although improvements are proposed along Rancho del Oro Drive and Seagate Way for
purposes of ingress/egress for the site, such improvements would enhance circulation patterns and
enable safe movement into/from the site on adjacent roadways. Such improvements would not
substantially increase any existing traffic hazards (e.g., sharp curves, dangerous intersections) in the
surrounding circulation system. Therefore, the proposed Project would result in no impact with regard
to Thresholds 14.16c) and d).
e) Result in inadequate emergency access?
The proposed Project has been designed to provide two separate ingress/egress points: one along
Rancho Del Oro Drive to the west and one along Seagate Way to the north), pursuant to standard City
requirements for provision of secondary (emergency) access. All proposed drive aisles onsite have
been designed consistent with City design standards for emergency access and would adequately
accommodate the onsite maneuvering of emergency vehicles; refer to Figure 3A, Site Plan.
Additionally, the Project is subject to the City’s discretionary review process for determination of Project
conformance with City design standards for the provision of emergency access and circulation.
Therefore, it is not anticipated that the Project would impair or physically interfere with emergency
access, and impacts would be less than significant.
f)

Conflict with adopted policies, plans, or programs regarding public transit, bicycle, or pedestrian
facilities, or otherwise decrease the performance or safety of such facilities?
Project operations would result in an increase in vehicular trips in the surrounding circulation system;
however, it is expected that the use of nearby public transit would reduce trips generated by those
traveling to/from the commercial center. Specifically, alternative modes of transportation (e.g., walking,
bicycling) to/from the commercial center would occur through direct pedestrian/bicycle connections with
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the Sprinter (light-rail) transit station just south of Oceanside Boulevard and with nearby bus stops via
existing sidewalks, and Class II bike lanes on portions of Oceanside Boulevard and Rancho Del Oro
Drive fronting onto the Project site for connections to existing bike lanes. To encourage such alternative
travel modes, the commercial center would also include bike racks at various locations onsite.
Additionally, the Project proposes a recreational trail) for pedestrian use only within the biological
buffer).
Further, the Project would be subject to City review for conformance with applicable plans relative with
to planned alternative means of transportation. As designed, it is not anticipated that Project
implementation would conflict with adopted policies, plans, or programs supporting alternative
transportation. Impacts would be less than significant.

No Impact

Less than
Significant

Less Than
Significant w/
Mitigation

Potentially
Significant Unless
Mitigated

14.17 TRIBAL CULTURAL RESOURCES

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, that is:
a. Listed or eligible for listing in the California Register if 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
3024.1. In applying the criteria set for in subdivision (c) of Public
Resources Code Section 5024.1, the lead agency shall consider the
significance of the resources to a California Native American tribe.
In 2015, the California Public Resources Code was amended to enact AB 52, to ensure that local and
Tribal governments, public agencies, and project proponents would have information early in the project
planning process to identify potential impacts to Tribal Cultural Resources (TCR). California Public
Resources Code §21084.2 states that a “project with an effect that may cause a substantial adverse
change in the significance of a tribal cultural resource is a project that may have a significant effect on
the environment.” TCR are either of the following:
1. Sites, features, places, cultural landscapes, sacred places, and objects with cultural value to a
California Native American tribe that are either (a) included or determined to be eligible for
inclusion in the California Register of Historical Resources, or (b) included in a local register of
historical resources.
2. A resource determined by the lead agency (in its discretion and supported by substantial
evidence) to be significant. This includes resources considered significant to a California Native
American tribe (e.g., cultural landscapes, unique and non-unique archaeological resources,
and historic resources).
3. Embodies the distinctive characteristics of a type, period, or region or method of construction,
or represents the work of an important creative individual or possesses high artistic values.
4. Has yielded, or may be likely to yield, information important in prehistory or history.
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a) Listed or eligible for listing in the California Register if Historical Resources, or in a local register of
historical resources as defined in Public Resources Code section 5020.1(k).
The Project site is presently undeveloped and does not support any listed or eligible resources as
defined by Public Resources Code Section 5020.1(k). The Project would therefore not cause a
substantial adverse effect in any such resources. No impact would occur.
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 3024.1.
In applying the criteria set for in subdivision (c) of Public Resources Code Section 5024.1, the lead
agency shall consider the significance of the resources to a California Native American tribe?
During the archaeological evaluation, no evidence of cultural resources or human remains, including
those interred outside of formal cemeteries, was identified onsite during the records search, literature
review, or field survey. There is no indication that the Project site was used by Native Americans for
religious, ritual, or other special activities. No traditional cultural properties that currently serve religious
or other community practices are known to exist within the immediate Project vicinity; refer to Appendix
C.
In compliance with the California Public Resources Code, as Lead agency, the City of Oceanside sent
notification regarding the proposed Project to each of the tribes included on the Tribal Consultation List
provided for the Project by the NAHC on September 27, 2017. The consultation process per AB 52
requirements is currently ongoing. As the result of former mining operations, combined with subsequent
grading to create the existing building pad and prepare the site for development, the potential for the
presence of Tribal Cultural resources onsite is anticipated to be low.
However, a grading monitoring program would be implemented which includes State law requirements
should human remains be identified during ground-disturbing activities (see Mitigation Measure MM
TR-CUL-1). Additionally, standard mitigation measures, as identified below, would be implemented to
ensure that Project impacts on undiscovered Tribal cultural resources are reduced to less than
significant with mitigation incorporated.
Mitigation Measures
MM TR-CUL-1: Prior to the issuance of a Grading Permit, the Applicant/Owner shall enter into a preexcavation 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 Project, including
additional archaeological surveys and/or studies, excavations, geotechnical
investigations, grading, and all other ground disturbing activities.
MM TR-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.
MM TR-CUL-3: The Qualified Archaeologist shall maintain ongoing collaborative consultation with the
Luiseño Native American monitor during all ground disturbing activities. The
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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.
MM TR-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 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.
MM TR-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 nonsignificant
deposits shall 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 shall 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.
MM TR-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.
MM TR-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.
MM TR-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
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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 shall
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 shall make a determination as to the Most Likely Descendent. If Native
American remains are discovered, the remains shall be kept insitu, or in a secure
location in close proximity to where they were found, and the analysis of the remains
shall only occur onsite in the presence of a Luiseño Native American monitor.

No Impact

Less than
Significant

Less Than
Significant w/
Mitigation

Potentially
Significant Unless
Mitigated

14.18 UTILITIES AND SERVICE SYSTEMS

UTILITIES AND SERVICE SYSTEMS. Would the project:
a. Exceed applicable RWQCB wastewater treatment requirements?
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 that
it has adequate capacity to serve the Project’s projected demand in
addition to the providers 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 applicable requirements of the applicable Regional Water Quality Control Board? AND
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? AND
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? AND
d) Have sufficient water supplies available to serve the project from existing entitlements and resources,
or are new or expanded entitlements needed? AND
e) Result in a determination by the wastewater treatment provider that it has adequate capacity to serve
the Project’s projected demand in addition to the provider’s existing commitments? AND
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Be served by a landfill with sufficient permitted capacity to accommodate the project’s solid waste
disposal needs? AND

g) Comply with federal, state, and local statutes and regulations related to solid waste?
The Project would not require or result in the construction of new wastewater treatment facilities to
serve the development.
The existing General Plan designation is Light Industrial (M-1), Rancho Del Oro Specific Plan (S-1-84);
no change to the existing land use designation is proposed. Existing zoning is PD-1 (Planned
Development), Rancho Del Oro Specific Plan (S-1-84). The Project proposes a Zone Amendment to
change the existing PD-1 zone to Planned Commercial (PC) and to incorporate the area into the
Planned Development Plan (PD-1) Commercial Master Development Plan Area. The change from
Industrial to Commercial use may result in a slight increase in demand for water and/or wastewater
treatment services, due to the nature of the proposed land uses; however, such an increase is not
considered to be substantial over that of demands originally anticipated for the site if developed with
light industrial-type uses, due to the limited scale of the proposed development and nature of the uses
(e.g., demands related to public restroom and kitchen facilities).
Because the Project would be consistent with the development intensity identified for the site according
to the land use designations in the City’s General Plan and Rancho Del Oro Specific Plan, it would not
exceed the wastewater treatment requirements of the service provider, nor is the projected sewer
demand for the Project expected to exceed the capacity of the local wastewater treatment plant in
addition to the provider’s existing commitments. As described in Section 9, the Project would involve
construction of new pipeline connections to the City’s existing storm drain system to accommodate the
development’s urban runoff discharges; however, such work would not create significant environmental
effects beyond the typical construction-related disruptions within the surrounding roadways. The water
service provider for the Project is expected to have sufficient water supplies available to serve the
projected water demand, and no new or expanded entitlements would be required to provide water
service to the Project. Project construction may generate a minor increase in solid waste, and
operational activities may generate only a nominal amount of solid waste. As such, the Project is not
expected to result in solid waste disposal needs in excess of the permitted capacity of regional landfills
nor result in noncompliance with federal, State, and local statutes and regulations related to solid waste.
Therefore, for the reasons given above, Project impacts to public utilities and service systems would
be less than significant.
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14.19 MANDATORY FINDINGS OF SIGNIFICANCE

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?
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? AND
c) Does the Project have impacts which are individually limited, but cumulatively considerable?
The potential for Project construction to expose breeding birds using the riparian and wetland habitats
east of the development footprint to substantial temporary or periodic increases in noise levels
exceeding the 60 dB Leq threshold would be less than significant with mitigation incorporated that
is aimed at reducing standard noise-attenuation BMPs during Project construction, the 100-foot-wide
biological buffer, and Mitigation Measure MM BIO-1. As evaluated under Threshold 14.5a), the potential
for Project grading to cause a substantial adverse change in the significance of historical and/or
archaeological resources would be less than significant with mitigation incorporated.
Therefore, the proposed Project would not 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. Furthermore, the incremental contribution of these Project-related direct
and indirect impacts to the significant cumulative impacts on such resources from other cumulative
projects in the region would be cumulatively considerable; however, these cumulative Project impacts
would be less than significant with mitigation incorporated based on implementation of the same
measures listed above.
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b) Does the Project have the potential to achieve short-term, to the disadvantage of long-term,
environmental goals?
Alternative modes of transportation (e.g., walking, bicycling) to/from the Project site would be
encouraged via existing sidewalks and Class II bike lanes on Oceanside Boulevard and Rancho del
Oro Drive, as well as through proximity to the existing Sprinter transit station located just south of
Oceanside Boulevard. Nearby bus stops 12 would also allow for use of alternate means of transit to
access the site via direct street connections with area sidewalks and bike lanes. In addition, the Project
would install bike racks within the commercial center to encourage use of alternative modes of travel.
The Project does not propose installation of elements such as solar panels or electric vehicle (EV)
charging stations; however, such features could be installed onsite in the future, if desired. Incorporation
of these and/or other such energy saving features would further reduce potential overall GHG emissions
generated by the Project, contributing to reduced emissions as compared to that calculated herein for
the Project as proposed; refer also to Section 14.7.
The proposed Project would not result in a substantial increase in demand for electricity or other forms
of energy during construction or operation, and no disturbance or interruption of electrical service to the
public is anticipated with the Project. Therefore, the Project would not achieve short-term benefits, to
the disadvantage of long-term environmental goals, and would have no impact with regard to this
issue.
d) Does the Project have environmental effects which will have substantial adverse effects on human
beings, directly or indirectly?
With implementation of proposed design features and landscape screening, the potential for the Project
to cause long-term aesthetic impacts to the existing visual character and quality of the site and its
surroundings, or to generate substantial light or glare impacts, would be less than significant.
With implementation of standard dust control procedures and SDAPCD Rules, the Project’s
construction-related air quality impacts would be less than significant. Furthermore, with adherence
to standard cooking equipment/odor controls, the potential for the Project to create objectionable odors
affecting a substantial number of people would be less than significant.
The Project’s cumulative short-term and long-term air quality impacts, long-term criteria air pollutant
emissions from Project operations, potential exposure of nearby residential sensitive receptors to
substantial pollutant concentrations, and potential to exceed SDAPCD significance thresholds for GHG
emissions or to conflict with an applicable plan, policy, or regulation adopted for the purpose of reducing
GHG emissions would all be less than significant.
With implementation of standard building (e.g., CBC and UBC) requirements and SWPPP components,
potential exposure of people or structures to substantial adverse effects, including the risk of loss, injury,
or death, due to strong seismic ground shaking and ground rupture, seismic-induced landslide hazards,
unstable soils or geologic units, or expansive soils would be less than significant.
Compliance with applicable federal, State, and local regulations pertaining to the handling, storage,
and disposal of toxic and/or hazardous substances would protect human health and safety from
potential exposure to hazardous materials from reasonably foreseeable upset and accident conditions
involving releases of such materials into the environment associated with routine transport, use, or
disposal of such substances. Such potential hazards would therefore be less than significant.
With implementation of two Project ingress/egress points, and conformance with City design standards
for provision of emergency access and circulation, the potential to impair implementation of or physically
12

The following North County Transit District (NCTD) bus lines occur within ½ mile of the Project site: Routes 311 and 313 along
Rancho del Oro Drive; Route 318 along Oceanside Boulevard; Route 313 along Seagate Way (west of Rancho del Oro Drive); and
Routes 311 and 316 along portions of Seagate Way and Avenida del Oro (east of Rancho del Oro Drive).
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interfere with an adopted emergency response plan or emergency evacuation plan would be less than
significant.
With implementation of the biological buffer and irrigated restored coastal sage scrub, the potential for
the Project to expose people or structures to a significant risk of loss, injury or death involving wildland
fires would be less than significant.
With implementation of the biological buffer and standard construction measures and noise-attenuation
BMPs, the potential for Project construction to result in substantial temporary or periodic increases in
noise above ambient levels and exposure of persons to short-term noise levels in excess of applicable
standards would be less than significant with mitigation incorporated (MM NOI-1). With
implementation of the biological buffer and proposed design features, the potential for Project
operations to result in substantial permanent increases in noise above ambient levels and exposure of
persons to long-term noise levels in excess of applicable standards would be less than significant.
The potential for Project construction to expose persons to or to generate excessive groundborne
vibration levels would be less than significant.
Therefore, the Project would have environmental effects that have the potential for substantial adverse
effects on human beings, directly or indirectly; however, with Project design and implementation of
mitigation measures as needed, all Project impacts can be reduced to less than significant with
mitigation incorporated.
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15. PREPARATION. This initial study for the subject Project was prepared by:

Nicole Marotz, AICP, LEED AP
Senior Environmental Planner, Michael Baker International
16. DETERMINATION. (To be completed by lead agency) Based on this initial evaluation:
[]

I find that the proposed Project COULD NOT have a significant effect on the environment, and a
NEGATIVE DECLARATION will be prepared.

[X]

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. DE MINIMIS FEE DETERMINATION (Chapter 1706, Statutes of 1990-AB 3158)
[]

It is hereby found that this Project involves no potential for any adverse effect, either individually
or cumulatively, on wildlife resources and that a "Certificate of Fee Exemption" shall be prepared.

[X]

It is hereby found that this Project could potentially impact wildlife, individually or cumulatively,
and therefore fees shall be paid to the County Clerk in accordance with Section 711.4(d) of the
Fish and Game Code.

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

Richard Greenbauer, Principal Planner
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19. 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 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.

Signature of project applicant or authorized representative
John Carroll, Principal, Giltner Realty Advisors

Print name of project applicant or authorized representative
John Carroll, Principal, Giltner Realty Advisors
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