CHAPTER 1
INTRODUCTION
1.1

PURPOSE AND SCOPE OF THIS ENVIRONMENTAL
IMPACT REPORT

An environmental impact report (EIR) is an informational document “which will inform the
public agency decision-makers and the public generally of the significant environmental effects
of a project, identify possible ways to minimize the significant effects, and describe reasonable
alternatives to the project,” per Section 15121 of the California Environmental Quality Act
(CEQA) Guidelines (14 CCR 15000 et seq.). The purpose of this EIR is to analyze the potential
environmental effects associated with the development and operation of the proposed The Inns at
Buena Vista Creek project (project).
The Inns at Buena Vista Creek EIR is a project-level EIR. As stated in CEQA Guidelines
Section 15161, a project EIR “Should focus primarily on the changes in the environment that
would result from the development project. The EIR shall examine all phases of the project
including planning, construction and operation.” Since specific project details, including
details of overall planning, construction, and operation are known at this time, a projectspecific level of analysis is appropriate. This EIR identifies and evaluates the potentially
significant effects that would result from implementation of the proposed project. This EIR is
intended for use by both decision makers and the public. It provides relevant information
concerning the potential environmental effects associated with construction and operation of a
proposed commercial development.
Although the project site crosses the City of Oceanside and the City of Carlsbad’s jurisdictional
boundaries, the majority of the project site is located within the City of Oceanside. According to
CEQA Guidelines Section 15051(b), “if the project is to be carried out by a nongovernmental
person or entity, the Lead Agency shall be the public agency with the greatest responsibility for
supervising or approving the project as a whole.” Therefore, the lead agency for the proposed
project is the City of Oceanside (City).
As the designated lead agency, the City has assumed responsibility for preparing this document.
The decision to implement the proposed action is within the purview of the Oceanside Planning
Commission. When deciding whether to approve the proposed action, the Oceanside Planning
Commission will use the information provided in this EIR to consider potential impacts to the
physical environment associated with the project. The Oceanside Planning Commission will
consider all written comments received on the Draft EIR during the 45-day public review period
in making its decision to certify the EIR as complete and in compliance with CEQA and in
making its determination whether to approve or deny the project. The project will be subject to
additional review outside of CEQA in accordance with City policies and procedures at various
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stages of project design. This will likely involve planning, engineering and public works, and
building and safety. In the final review of the document, environmental considerations and
economic and social factors will be weighed to determine the most appropriate course of action.
Agencies other than the City will use this EIR. According to CEQA, responsible agencies are those
agencies that have discretionary approval over one or more action involved with the development
of the project. These include but are not limited to the City of Carlsbad and the San Diego
Regional Water Quality Control Board. In addition, trustee agencies are state agencies having
discretionary approval or jurisdiction by law over natural resources that might be impacted by a
project. Trustee agencies that would or may have involvement with this project include the U.S.
Army Corps of Engineers, California Coastal Commission, California Department of Fish and
Wildlife, U.S. Fish and Wildlife Service, and California Department of Transportation.
Subsequent to certification of the Final EIR, agencies with permitting authority over all or
portions of the project will use the Final EIR as the basis for their evaluation of environmental
effects related to the project and approval or denial of applicable permits. This EIR will be used
in considering the approval of the following discretionary actions necessary for the
implementation of the proposed project, which include but are not limited to the following:


The City of Oceanside will use the Final EIR and supporting documentation in its
decision to issue discretionary permits.



The City of Carlsbad will use the Final EIR and supporting documentation to issue
discretionary permits and approve a service area boundary adjustment and annexation for
the provision of water services to the portion of the site within the City of Oceanside.



The San Diego Regional Water Quality Control Board will use the Final EIR to issue a
Section 401 permit and approval of the stormwater pollution prevention plan.



The California Department of Fish and Wildlife will use the Final EIR to issue a streambed
alteration agreement under Section 1602 of the California Fish and Game Code.



The U.S. Fish and Wildlife Service will use the Final EIR to issue a Section 7
consultation and a biological opinion.



The U.S. Army Corps of Engineers will use the Final EIR to issue a Nationwide Permit 39.



The California Coastal Commission will use the Final EIR to issue a coastal
development permit.



The California Department of Transportation will use the Final EIR to issue an
encroachment permit for construction work along State Route 78.



The San Diego Local Agency Formation Commission will use the Final EIR to amend
the sphere of influence for the Carlsbad Municipal Water District to include the portion
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of the project site located within the City of Oceanside, and to annex the amended sphere
of influence into the water service boundary.
Additional information regarding City and agency permits and approvals is detailed in Section
3.3, Discretionary Actions, of this EIR.

1.2

CEQA REQUIREMENTS

1.2.1

CEQA Compliance

CEQA (California Public Resources Code, Section 21000 et seq.) requires the preparation and
certification of an EIR for any project that a lead agency determines may have a significant effect on
the environment. According to Section 21002.1(a) of the CEQA statutes, “The purpose of an
environmental impact report is to identify the significant effects on the environment of a project, to
identify alternatives to the project and to indicate the manner in which those significant effects can be
mitigated or avoided.” CEQA also establishes mechanisms whereby the public and decision makers
can be informed about the nature of the project being proposed, and the extent and types of impacts
that the project and its alternatives would have on the environment if they were to be implemented.
This EIR has been prepared in compliance with all criteria, standards, and procedures of the CEQA
Guidelines (14 CCR 15000 et seq.) and pursuant to the City’s environmental review procedures. This
document has been prepared as a project EIR pursuant to Section 15161 of the CEQA Guidelines
and represents the independent judgment of the City as lead agency (14 CCR 15050).

1.2.2

Notice of Preparation and Scoping

Pursuant to Section 15082 of the CEQA Guidelines, the City circulated a Notice of Preparation
(NOP) dated June 27, 2014, to interested agencies, organizations, and parties. The NOP was also
sent to the State Clearinghouse at the California Governor’s Office of Planning and Research.
The State Clearinghouse assigned state identification number SCH No. 2014061090 to this EIR.
The NOP is intended to encourage interagency communication regarding the proposed action so
that agencies, organizations, and individuals are afforded an opportunity to respond with specific
comments and/or questions regarding the scope and content of the EIR. The 30-day public
scoping period ended July 28, 2014.
Comments received during the NOP public scoping period were considered during the preparation of
this EIR. The NOP and comments are included in Appendix A. Based on the scope of the proposed
action as described in the NOP, the following issues were determined to be potentially significant,
and are therefore addressed in Chapter 4, Environmental Analysis, of this document:


Land Use and Planning



Transportation and Traffic
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Biological Resources



Air Quality



Greenhouse Gas Emissions



Cultural Resources



Aesthetics



Noise



Geology and Soils



Hydrology and Water Quality



Hazards and Hazardous Materials



Public Services and Facilities



Utilities and Service Systems



Energy Consumption

Additional CEQA-mandated environmental areas, such as agriculture and forestry resources,
mineral resources, population and housing, and recreation, were found not to be significant.
These issues are addressed in Chapter 5, Effects Not Found to Be Significant, of this EIR. Other
CEQA-mandated topics, such as cumulative impacts, significant irreversible effects, growth
inducement, and alternatives, are addressed in Chapter 6, Cumulative; Chapter 7, Other CEQA
Requirements; and Chapter 8, Alternatives.

1.3

OVERVIEW OF EIR PROCESS

This Draft EIR has been made available to members of the public, agencies, and interested
parties for a 45-day public review in accordance with CEQA Guidelines Section 15105. Public
review of the Draft EIR is intended to 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 might be avoided or mitigated” (14 CCR 15204). The Notice of
Completion of the Draft EIR has been filed with the State Clearinghouse as required by CEQA
Guidelines Section 15085.
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In addition, the Notice of Availability of the Draft EIR has been distributed pursuant to CEQA
Guidelines Section 15087. This Draft EIR is available for review during the 45-day public
review period at the following locations:
City of Oceanside
Planning Division
300 North Coast Highway
Oceanside, California 92054
Oceanside Public Library
330 North Coast Highway
Oceanside, California 92054
Georgina Cole Library
1250 Carlsbad Village Drive
Carlsbad, California 92008
Once the 45-day public review period has concluded, the City will review all public comments
on the Draft EIR, provide a written response to comments, and authorize revisions to the Draft
EIR text, if necessary. The final Mitigation Monitoring and Reporting Program will be
incorporated into the Final EIR and will include monitoring team qualifications, specific
monitoring activities, a reporting system, and criteria for evaluating the success of the mitigation
measures. Mitigation measures contained in the EIR will be developed in consideration of future
monitoring requirements and will be written in sufficient detail to address impacts of the
proposed project, referencing the appropriate implementing permits, such as grading permits,
final maps, and landscape plans. The Final EIR will include all comment letters received, the
final response to comments, a Final EIR preface, and if applicable, edits made to the Draft EIR
as a result of public review.

1.4

AREAS OF KNOWN CONTROVERSY

Responses to the NOP received during the public scoping period expressed concern about
potential impacts to transportation and traffic, biological resources, cultural resources, air
quality, greenhouse gas emissions, hydrology and water quality, hazards and hazardous
materials, and land use and planning. These concerns have been addressed in Sections 4.1, Land
Use and Planning; 4.2, Transportation and Traffic; 4.3, Biological Resources; 4.4, Air Quality;
4.5, Greenhouse Gas Emissions; 4.6, Cultural Resources; 4.7, Aesthetics; 4.10, Hydrology and
Water Quality; 4.11, Hazards and Hazardous Materials; and 4.13, Utilities and Service Systems
of this EIR.
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1.5

ORGANIZATION AND CONTENT OF THIS EIR

This EIR is organized to provide a comprehensive project analysis of the potentially significant
environmental impacts, mitigation measures, and alternatives for the proposed project. In order
to describe the direct, indirect, and cumulative impacts; mitigation measures; and alternatives for
the proposed project, this EIR is organized as follows:


An Executive Summary of the EIR is provided at the beginning of this document. This
summary outlines the conclusions of the environmental analysis and summarizes the
project compared to the alternatives analyzed in the EIR. This section also includes a
table summarizing all environmental impacts identified in this EIR along with the
associated mitigation measures proposed to reduce or avoid each impact.



Chapter 1, Introduction, serves as a foreword to this EIR, introducing the project, the
applicable environmental review procedures, and the format of the EIR.



Chapter 2, Environmental Setting, describes the project location and physical
environmental setting in and around which the proposed project is situated.



Chapter 3, Project Description, provides a thorough description of the proposed project
elements, the purpose and need for the project, project objectives, and required
discretionary approvals.



Chapter 4, Environmental Analysis, provides a project-level analysis of the potentially
significant environmental impacts identified for the proposed project, as well as proposed
mitigation measures to reduce or avoid any potentially significant impacts.



Chapter 5, Effects Not Found to Be Significant, addresses environmental areas in which
no significant impacts were identified.



Chapter 6, Cumulative, discusses the cumulative effects of the project in combination
with the effects of other projects in the vicinity.



Chapter 7, Other CEQA Requirements, addresses significant environmental effects that
cannot be avoided, the significant irreversible environmental effects that would result
from implementation of the proposed project, and growth-inducing impacts associated
with the proposed project.



Chapter 8, Alternatives, discusses alternatives to the proposed project, including a No
Project Alternative.



Chapter 9, Mitigation Monitoring and Reporting Program, details monitoring team
qualifications, specific monitoring activities, a reporting system, and success criteria for
the mitigation measures proposed in Chapter 4.



Chapter 10, List of Preparers, gives names and contact information of those responsible
for writing this EIR.
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Chapter 11, References Cited, provides full citations for all documents referred to in this EIR.



Appendices include various technical studies and correspondence prepared for the
proposed project, as listed in the Table of Contents.

The City, as the designated lead agency for the proposed project, is responsible for enforcing
implementation of mitigation measures and verifying that each mitigation measure is
implemented as required; however, the project applicants/developers shall be responsible for
implementing the mitigation measures as required by the proposed project.
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CHAPTER 2
ENVIRONMENTAL SETTING
In accordance with Section 15125 of the California Environmental Quality Act (CEQA)
Guidelines (14 CCR 15000 et seq.), this chapter provides a description of the general
environmental setting for the project area, including existing site conditions and land uses,
and surrounding land uses at the time the Notice of Preparation was published. More
detailed descriptions of the environmental setting for each environmental issue area are
provided in the corresponding section in Chapter 4, Environmental Analysis, of this
environmental impact report (EIR).

2.1

LOCATION

The proposed The Inns at Buena Vista Creek project (project) is located in northern San Diego
County, within the Cities of Oceanside and Carlsbad (Figure 2-1, Regional Map). The City of
Oceanside is bordered by the U.S. Marine Corps Base Camp Pendleton to the north, the City of
Vista and unincorporated portions of County of San Diego to the east, the Cities of Carlsbad and
Vista to the south, and the Pacific Ocean to the west. The City of Carlsbad is bounded by the
City of Oceanside to the north, the Cities of Vista and San Marcos to the east, the City of
Encinitas to the south, and the Pacific Ocean to the west.
The project site encompasses approximately 12.5 acres of vacant land at the southeastern corner
of the State Route 78 (SR-78)/Jefferson Street intersection and crosses the City of Oceanside’s
jurisdictional border into the City of Carlsbad.
Specifically, the project site is bordered to the north by SR-78, to the east by the upstream
continuation of Buena Vista Creek and a portion of the Westfield Carlsbad Shopping Center
Parking Lot, to the south by Buena Vista Creek and the North County Plaza Shopping Center,
and to the west by Jefferson Street and Buena Vista Lagoon (Figure 2-2, Vicinity Map).
The project site consists of three existing parcels, Assessor’s Parcel Numbers (APNs) 165-12056, 156-301-17, and 156-301-11. APN 165-120-56 is in the City of Oceanside and consists of
approximately 9.8 acres. APN 156-301-17 is in the City of Carlsbad and consists of approximately
2.7 acres. The third APN, 156-301-11 (City of Carlsbad), is an off-site parcel that requires work for
the proposed project’s bridge abutment, street and grading improvements for Ring Road vehicular
access to main entry, and extending the pedestrian connection from the hotel site to the Transit
Center/Westfield Carlsbad, encompassing approximately 2.13 acres. The entire project site is in the
northeast quarter of Section 31, Township 11 South, Range 4 West of the San Luis Rey
Quadrangle (USGS 2010).
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2.2

EXISTING SITE CHARACTERISTICS

2.2.1

Project Background

The 12.5-acre project site is a portion of the former “Hughes Property” (totaling approximately
32.3 acres), the southern majority of which ultimately developed into the North County Plaza
commercial center south of Buena Vista Creek and is subject to an agreement between the
California Coastal Commission and Hughes Investments (recorded on September 23, 1982,
Instrument No. 82-295140 O.R.), which established terms for development of the property. The
agreement allows for development of the Hughes Property with general commercial structures
and facilities, including bridging of Buena Vista Creek and paving/landscaping of a parking area,
in exchange for the following items:


Acceptance of up to 85,000 cubic yards of dredged spoils onto the Hughes Property as part of
the Buena Vista Lagoon Restoration Plan (refer to City of Carlsbad Project No. 3132)



Dedication for open space purposes of the 1.2-acre property (APN 156-301-03) located at the
northwest corner of the Jefferson Street and Marron Road intersection in the City of Carlsbad
(refer to Quitclaim Deed recorded on April 18, 1988, Instrument No. 88-176482 O.R.)



Establishment of a 25-foot buffer zone “restricted use” area on either side of Buena Vista
Creek (refer to Agreement Imposing Restrictions on Real Property recorded on
September 23, 1982, Instrument No. 82-295141 O.R.)

The California Coastal Commission agreement states:
The mitigation and compensatory measures provided herein shall be full
satisfaction of the measures necessary to fully mitigate and compensate for all
loss and diminution of open space, wetland and biological resources and habitats
contemplated as the result of the restoration work and the future use and
development of Parcel B (“Hughes Property”) including but not limited to the
construction of structures and facilities; provided, however, this does not preclude
the Commission from establishing requirements to address such concerns as
access and visual quality with respect to the construction of structures on and
development of the site.
Along with the California Coastal Commission agreement, a California Department of Fish and
Game1 (CDFG) 1603 agreement (V-82-227) was issued on August 24, 1982, for the placement
of 85,000 cubic yards of dredge spoils onto the Hughes Property and for construction of a singlepier bridge crossing Buena Vista Creek. Additionally, portions of the project site have been used
to dry reeds cleared from Buena Vista Creek on an annual basis since 2004.
1

As of January 2013, the California Department of Fish and Game (CDFG) has officially changed its name to the
California Department of Fish and Wildlife (CDFW). In this document, references to documents and guidance
before the official name change use CDFG, whereas references after this change use CDFW.
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2.2.2

Existing Conditions

There are no existing uses on the project site (see Figure 2-3, Aerial Photograph). The
approximately 12.5-acre site is undeveloped and irregular in shape. Buena Vista Creek flows east
to west through the southern portion of the project site. Of the total 12.5 acres, 2.62 acres are
within Buena Vista Creek, which runs along the southern portion of the site. The existing
elevation of the site is approximately 23 feet above mean sea level (amsl) near the center of the
site and decreases as it nears Buena Vista Creek to approximately 8 to 10 feet amsl along the
creek bed. This relatively flat site has been previously filled with approximately 85,000 cubic
yards of dredge spoils from the Buena Vista Lagoon, which raised the project site by
approximately 3 feet. The project site has also been previously cleared and graded (see Section
2.2.1, Project Background, for more information regarding previous fill activities, as well as
Appendix T, Phase I Environmental Site Assessment, for before and after aerial photographs).
The project site is underlain by the Santiago Formation and Quaternary alluvium consisting of
unconsolidated clay, silt, sand, and gravel. The majority of the project site consists of disturbed
land due to surrounding development or improvements to Buena Vista Creek and Buena Vista
Lagoon. Native vegetation communities are located along the perimeter of the proposed
development area and consist of Diegan coastal sage scrub, disturbed coastal sage scrub, and
restored coastal sage scrub; the remainder of the proposed development area consists of
disturbed land. Native vegetation communities located along Buena Vista Creek and its
associated banks include southern coastal salt marsh, mulefat scrub, freshwater marsh, southern
willow scrub, and coastal sage scrub. The western portion of the project site (approximately 72%
of the project’s total area) is located within the California coastal zone.
Two storm drains (42-inch corrugated steel pipe in the west portion of the site and dual 48-inch
corrugated steel pipe in the east portion of site) extend from SR-78 to Buena Vista Creek to
convey and outlet runoff from the tributary drainage area north of the project site into Buena
Vista Creek. A 25-foot restricted use easement area (wetland buffer) overlies the banks of Buena
Vista Creek to preserve its resources. In addition, the City of Carlsbad has access and
maintenance easements covering approximately 86% of the project site for the Buena Vista
Creek Channel Maintenance Program. The City of Carlsbad’s Channel Maintenance Program is
an ongoing maintenance program (consisting of hand-removal of vegetation) to provide flood
protection of the Maintenance District properties located along Buena Vista Creek between the
Vista Way Bridge and Jefferson Street Bridge. Maintenance occurs every 5 years for a few
weeks at a time. This Channel Maintenance Program was covered under a Program EIR (2005)
and Supplemental EIR (2014) (State Clearinghouse No. 2002101015) for the Buena Vista Creek
Channel Maintenance Project. Additional maintenance of storm drains occurs more frequently.
The project applicant may take over the maintenance of the channel and storm drain outfalls in
the future pending negotiations with the City of Carlsbad.
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2.3

REGIONAL SETTING AND SURROUNDING LAND USES

The project site is located within the Peninsular Range Geomorphic Province, which is
characterized by northwest-trending mountain ranges separated by fault zones. The topography
of the project area increases in elevation to the north and south, with the highest elevations
located to the north. Buena Vista Creek flows from east to west through the project site toward
Buena Vista Lagoon and the Pacific Ocean.
The project site is located in an urban setting, surrounded by existing development, major
transportation corridors, and natural constraints. Surrounding land uses include SR-78 and
commercial uses to the north; Buena Vista Creek and a portion of the Westfield Carlsbad
Shopping Center Parking Lot to the east; Buena Vista Creek’s southern embankment and
commercial uses (North County Shopping Center and the Westfield Carlsbad Shopping Center
Parking Lot) to the south; and the Buena Vista Sewer Lift Station, Jefferson Street, and Buena
Vista Lagoon to the west (Figure 2-4, Existing Land Uses).

2.4

APPLICABLE GENERAL PLANS AND REGIONAL PLANS

Section 15125(d) of the CEQA Guidelines requires that an EIR include a discussion of any
inconsistencies between the proposed project and applicable general plans and regional plans.
Chapter 4 includes a thorough discussion of the proposed project’s consistency with applicable
local and regional plans and policies, which are summarized below.

2.4.1

Local Plans

2.4.1.1

City of Oceanside

General Plan
The City of Oceanside General Plan (Oceanside General Plan) is based on the community’s
vision for Oceanside and provides long-term direction for future growth and development. It
includes 10 elements that outline specific policies and programs to help guide decision makers in
the development process (City of Oceanside 2002, Intro/TOC, pp. 1, 3).
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The Land Use Element and Land Use Map within the Oceanside General Plan provide the
specific types of future land uses envisioned within the City of Oceanside (City of Oceanside
1989, p. 1). The Land Use Map designates the project site as Special Commercial (City of
Oceanside 2009a). According to Section 2.24 of the Land Use Element, areas designated as
Special Commercial are “commercial sites within and/or adjacent to areas with unique
characteristics, such as scenic areas, historic areas, freeway off-ramps, the Coastal Zone, and
other unique or special areas” (City of Oceanside 1989, p. 50).
The Oceanside General Plan also outlines several other policies concerning land designated as
Special Commercial in Section 2.24 (City of Oceanside 1989, p. 50). Additional policies
regarding land near the Interstate 5 (I-5), SR-76, and SR-78 corridors are further detailed in
Section 2.242 of the General Plan (City of Oceanside 1989, p. 51). These policies will be
discussed in the Land Use and Planning section (Section 4.1) of this EIR.
Zoning Ordinance
The City of Oceanside’s Zoning Ordinance states in Article 1 that its goal is the protection and
promotion of the public health, safety, and general welfare, and the implementation of the
Oceanside General Plan policies (City of Oceanside 1986, Article 1, p. 1).
The Zoning Map designates the project site as General Commercial (C-2) and Special
Commercial – Highway Oriented (CS-HO) (City of Oceanside 2009b). The C-2 zone applies to
areas of the site within the coastal zone according to the 1986 LCP Zoning Ordinance. Article 11
states that the General Commercial zone “is to classify and set standards for retail and service
commercial uses which by their nature are of relatively high intensity.” The CS-HO zone applies
to the portion of the project site outside the coastal zone. Article 11 of the 1992 Zoning
Ordinance states that the Special Commercial district is intended to “provide opportunities for
residential, commercial, public and semipublic uses appropriate for the special commercial areas
identified by the General Plan.” The Highway Oriented designation further indicates that the site
is a highway-oriented commercial area (City of Oceanside 1992, Article 11, p. 2).
State Route 78 Urban Design Study
The Urban Design Study focuses on the visual experience of the freeway traveler on SR-78
between its intersection with I-5 in the west and North Broadway in the east (in the City of
Escondido). The study provides the means to preserve or enhance the visual quality that
encompasses the freeway corridor. The study includes landscape concepts and an urban
design plan, as well as design guidelines for the properties adjacent to the SR-78 right-ofway (SANDAG 1998).
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City of Oceanside Subarea Habitat Conservation Plan/Natural Communities
Conservation Plan
The City of Oceanside is located within the North San Diego County Multiple Habitat
Conservation Program. The program encompasses the Cities of Carlsbad, Encinitas, Escondido,
Oceanside, San Marcos, Solana Beach, and Vista. The program goals are to conserve
approximately 19,000 acres of habitat, roughly 8,800 acres (46%) of which are already in public
ownership and contribute toward the habitat preserve system or the protection of more than 80
rare, threatened, or endangered species (SANDAG 2003).
The North San Diego County Multiple Habitat Conservation Program Subregional Plan and
Final EIS/EIR were adopted and certified by the San Diego Association of Governments
(SANDAG) Board of Directors on March 28, 2003. Subarea plans for the cities are being
prepared and must be adopted by each city council, and implementing agreements with the
California Department of Fish and Wildlife (CDFW) and U.S. Fish and Wildlife Service must be
signed before incidental take permits can be issued. The City of Oceanside released a draft
Oceanside Subarea Habitat Conservation Plan/Natural Communities Conservation Plan (Subarea
Plan) in 2010 (City of Oceanside 2010). Although the City of Oceanside and the project site are
not located within an approved habitat conservation plan or natural community conservation plan
area, the project’s relationship to the Oceanside Subarea Plan is analyzed to ensure that approval
of the project would not preclude adoption or implementation of a regional habitat conservation
plan or natural community conservation plan.
The Oceanside Subarea Plan designates the vacant site as disturbed land (City of Oceanside
2010, Figure 2-3, 2007 Generalized Land Use, and Figure 3-1, Vegetation Communities). Figure
4-1 of the Subarea Plan (Preserve Planning Map and Habitat Conservation Overlay Zones)
designates the western portion of the site as being located within the California coastal zone and
the eastern portion of the site as being located within an off-site mitigation zone (City of
Oceanside 2010, Figure 4-1). Off-site mitigation zones are all parcels within the City of
Oceanside that support natural vegetation outside of the Wildlife Corridor Planning Zone.
Vegetation in this zone may be removed per the guidelines of the Oceanside Subarea Plan and
impacts to biological resources within this zone must be mitigated within the Wildlife Corridor
Planning Zone or the Pre-Approved Mitigation Areas. In addition, the portion of Buena Vista
Creek immediately southeast of the project boundary is designated as a hardline preserve (see
Figure 2-5, Regulatory Setting). In general, hardline preserves are areas that are already
preserved to the standards of the Oceanside Subarea Plan.
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Oceanside Local Coastal Program
The California Coastal Act of 1976 provides coastal resources planning and management
policies that serve as the basis for local coastal programs (LCPs). The California Coastal Act
requires that policies be implemented through the preparation of an LCP. Once an LCP has been
approved, the California Coastal Commission’s permitting authority over most new coastal
development is transferred to the local jurisdiction. The City of Oceanside adopted an LCP in
1985 that has been certified by the California Coastal Commission (City of Oceanside 1985).
The boundaries of the LCP Land Use Plan include Buena Vista Lagoon and the San Luis Rey
River upstream to approximately 0.4 miles west of Canyon Drive. The LCP calls for protection
of these areas as natural resources and encourages the maintenance of a 100-foot-wide buffer
from Buena Vista Lagoon and San Luis Rey River. Only passive recreational uses, such as
walking, nature study, and photography, are permitted in the buffer zone. Other policies require
new development to minimize grading, to revegetate exposed soils upon completion of grading,
to design final grades as close to natural drainage patterns as possible, and to incorporate silt
basins or other measures to restrict siltation. This program outlines goals, policies, and programs
to ensure appropriate development and land uses within the coastal area.
2.4.1.2

City of Carlsbad

General Plan
The City of Carlsbad General Plan (Carlsbad General Plan) serves to identify the
community’s goals and policies relating to land use and development (City of Carlsbad
2015). Through its long-term vision, it assists local government in decision making while
also helping to inform citizens, developers, and others about rules for development within the
community (City of Carlsbad 2015).
The Land Use and Community Design Element of the General Plan identifies the desirable
pattern of development in the City of Carlsbad given current circumstances, information, and
requirements (City of Carlsbad 2015). The General Plan Land Use Map designates the northern
part of the project site within the City of Carlsbad as Regional Commercial (R), and the
southern portion, where the site intersects Buena Vista Creek, as Open Space (OS) (City of
Carlsbad 2016a). The Land Use and Community Design Element states that Regional
Commercial designation “includes shopping centers with anchor and secondary tenants that are
region-serving, as well as mixed use” (City of Carlsbad 2015). The Open Space designation
includes natural resource areas and existing parks, and in this case coincides with the location
of Buena Vista Creek (City of Carlsbad 2015).
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Zoning
An official zoning map for the City of Carlsbad was adopted and established to serve the public
health, safety, and general welfare and to provide the economic and social advantages resulting
from an orderly, planned use of land resources. The northwestern portion of the project site within
the City of Carlsbad’s jurisdictional boundary is zoned as General Commercial (C-2), and the
southern and eastern portions are zoned as Open Space (OS) (City of Carlsbad 2016b). The
General Commercial (C-2) zone includes “all of the neighborhood commercial uses which includes
offices for convenience goods and personal services, plus a wide range of retail wholesale, and
service uses” (City of Carlsbad 2003). The Open Space designation allows for parks, recreation
uses, agriculture, and trails, reflecting the presence of Buena Vista Creek (City of Carlsbad 2003).
Carlsbad Habitat Management Plan
The Habitat Management Plan for Natural Communities in the City of Carlsbad (Carlsbad HMP)
was approved in November of 2004. The Carlsbad HMP is a comprehensive, citywide program to
identify how the City of Carlsbad can preserve the diversity of habitat and protect sensitive biological
resources within the city while allowing for additional development consistent with the City of
Carlsbad’s General Plan and its Growth Management Plan (City of Carlsbad 2004). The Carlsbad
HMP identifies the vegetation along Buena Vista Creek as riparian scrub, woodland, and forest.
Based on the existing distribution of vegetation communities and sensitive species, the Carlsbad
HMP identified focused planning areas. The focused planning areas were further broken down
into HMP cores, linkages, and special resource areas. The project site is located in the Core 1
Focused Planning Area, which is approximately 206 acres in area and consists of Buena Vista
Lagoon and adjoining wetland and upland habitats in northwest Carlsbad (Figure 2-5, Regulatory
Setting). No existing or proposed hardline preserves or special resource areas were identified for
the proposed project site. According to the Carlsbad HMP, the project site is designated as a
development area (City of Carlsbad 2004, Figure 28).
Carlsbad Local Coastal Program
The California Coastal Act provides coastal resources planning and management policies that
serve as the basis for LCPs. The California Coastal Act requires that policies be implemented
through the preparation of an LCP. The City of Carlsbad’s LCP (Carlsbad LCP) was established in
1996 and was most recently amended in 2006. The Carlsbad LCP consists of the following five
geographic areas: Agua Hedionda Lagoon, Carlsbad Mello I, Carlsbad Mello II, West Batiquitos
Lagoon/Sammis Properties, and East Batiquitos Lagoon/Hunt Properties. The project site is located
within the Carlsbad Mello II segment. The project would include an amendment to the Carlsbad
LCP that would change a portion of the project site’s LCP zoning from General Commercial (C-2)
to Open Space (OS) to correspond with the proposed project’s wetland buffer area.
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2.4.2

Regional Plans

2.4.2.1

Regional Transportation Plan and Sustainable Communities Strategy

The 2050 San Diego Regional Transportation Plan (RTP) and Sustainable Communities Strategy
(SCS) was adopted by SANDAG on October 28, 2011. The 2050 RTP is a guide for the San Diego
Region to provide a more sustainable future by integrating land use, housing, and transportation
planning to create communities that are more sustainable, walkable, transit-oriented, and compactly
planned for future patterns of density and for how people get around. The 2050 RTP promotes
sustainability, offers more mobility options for people and goods, and outlines projects for transit, rail
and bus services, express or managed lands, highways, local streets, bicycling, and walking.
The SCS details how the region will reduce greenhouse gas emissions to state-mandated levels
over time. The SCS is required by Senate Bill 375, and demonstrates how the region will meet its
goals for reducing greenhouse gas emissions from automobiles and light trucks.
2.4.2.2

San Diego County Congestion Management Plan

The Congestion Management Plan (CMP) was prepared by SANDAG as required by state law.
The CMP was developed as an integral and complementary part of the region’s overall growth
management strategy, air quality improvement, and transportation development programs. The
CMP establishes a process to help ensure that a balanced transportation system is developed that
better relates population growth, traffic growth, and land use decisions to transportation and air
quality improvement. The CMP includes the setting of traffic level of service and transit
performance standards, the development of both a trip reduction program and a land use impact
analysis process, and the preparation of a 7-year capital improvement program.
2.4.2.3

Water Quality Control Plan for the San Diego Basin

The U.S. Environmental Protection Agency has delegated responsibility for the
implementation of portions of the Clean Water Act to the State Water Resources Control Board
and the Regional Water Quality Control Boards (RWQCBs), including water quality control
planning and control programs such as the National Pollutant Discharge Elimination System
program. The National Pollutant Discharge Elimination System program is a set of permits
designed to implement the Clean Water Act that apply to various activities that generate
pollutants with potential to impact water quality.
The RWQCB adopted a Water Quality Control Plan for the San Diego Basin (Basin Plan). This
Basin Plan sets forth water quality objectives for constituents that could cause an adverse effect
or impact on the beneficial uses of water. The plan is designed to preserve and enhance the
quality of water resources in the San Diego Region. The purpose of the plan is to designate
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beneficial uses of the region’s surface water and groundwater, designate water quality objectives
for the reasonable protection of those uses, and establish an implementation plan to achieve the
objectives. The Basin Plan incorporates by reference all applicable State Water Resources
Control Board and RWQCB plans and policies.
Projects resulting in discharges, whether to land or water, are subject to Section 13263 of the
California Water Code and are required to obtain approval of Waste Discharge Requirements
from the RWQCBs. During both construction and the operation, private and public development
projects are required to include stormwater best management practices to reduce pollutants
discharged from the project site to the maximum extent practicable.
2.4.2.4

San Diego Air Pollution Control District

The San Diego Air Pollution Control District and SANDAG have jointly developed the San
Diego Regional Air Quality Strategy (RAQS) to identify feasible emission control measures to
achieve compliance with the state ozone (O3) standard. The RAQS addresses volatile organic
compounds (VOCs) and oxides of nitrogen (NOx), which are the precursors to the photochemical
formation of O3. The last RAQS was initially adopted in 1991 and most recently amended in
2004. The San Diego Air Pollution Control District has also developed the air basin’s input to
the State Implementation Plan, which is required under the federal Clean Air Act for areas that
are in nonattainment of air quality standards. The RAQS relies on information from the
California Air Resources Board and SANDAG, including mobile area source emissions and
information regarding projected growth in the County of San Diego to project future emissions.
The RAQS then determines the strategies necessary for reduction of emissions through
regulatory controls. Because the project would be consistent with the Oceanside General Plan,
the project would not affect air quality planning assumptions of the RAQS or the State
Implementation Plan. See Section 4.4, Air Quality, of this EIR for further details.
2.4.2.5

Buena Vista Lagoon Watershed Sediment Control Plan

The Buena Vista Lagoon is California’s first Ecological Reserve and is owned and managed by
the CDFW. Sedimentation has been a problem at the lagoon since the 1970s. In 1982, the
California Coastal Conservancy began a sediment control program in the watershed, which
included a review of sediment sources, a preliminary plan for sediment control measures,
development of a model erosion control ordinance, and a proposal to establish a joint powers
committee to coordinate activities in the watershed. The joint powers committee was
established by the Cities of Carlsbad, Oceanside, and Vista in 1983, and the model erosion
control ordinance was adopted by all three jurisdictions in 1984. The California Coastal
Conservancy completed a more detailed engineering analysis of watershed sediment control
structures in September 1985. In 1987, the California Coastal Conservancy approved the
Buena Vista Lagoon Watershed Sediment Control Plan and authorized funding for construction
of detention basins in the City of Vista.
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