CHAPTER 3
PROJECT DESCRIPTION
This chapter describes the purpose and objectives of the proposed Inns at Buena Vista Creek project
(proposed project) and provides a detailed description of the project’s major components and various
characteristics. This chapter also lists the discretionary actions required to implement the project.

3.1

PURPOSE OF THE PROJECT AND OBJECTIVES

The California Environmental Quality Act (CEQA) requires that an environmental impact report
(EIR) include a statement of the project objectives (see the CEQA Guidelines at 14 CCR
15124(b)). Objectives for the proposed project are described below:
1. Provide a hotel establishment that supports 426 hotel rooms.
2. Provide needed business meeting space and suites.
3. Provide lower-cost visitor and recreational facilities per the City of Oceanside’s Local
Coastal Program Land Use Plan, Recreation, and Visitor Servicing Facilities Policy C.6.
4. Provide a hospitality program in connection with Mira Costa College’s Hospitality
Management Program, which provides internships and training in hospitality management.
5. Provide infill development on undeveloped land to increase transient occupancy tax
revenue for the City of Oceanside.
6. Integrate the project with the character of the surrounding commercial development,
resulting in logical, coordinated growth.
7. Provide commercial development along a major roadway with sufficient traffic volume
and street availability to enhance the project’s economic viability.
8. Create a pedestrian-friendly design that integrates Buena Vista Creek as a primary
feature/amenity.
9. Implement a comprehensive native species landscape plan that provides visual continuity
throughout the project area and provides a compatible transition from Buena Vista Creek.
10. Provide Native American educational lectures in the project’s pavilion.

3.2

PROJECT OVERVIEW AND MAJOR COMPONENTS

The 12.5-acre project site consists of three Assessor’s Parcel Numbers (APNs): 162165-120-56,
156-301-17, and 156-301-11. The primary access to the site would be provided from the adjacent
Westfield Carlsbad Shopping Center (APN 156-301-11, City of Carlsbad). The commercial project
would develop three hotel buildings (with a total of 426 hotel rooms), a meeting/banquet pavilion,
and a parking structure on approximately 12.5 acres of vacant land. Of the 12.5 acres, 9.8 acres
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are located within the City of Oceanside, and 2.7 acres are located within the City of Carlsbad (see
Figure 3-1, Conceptual Site Plan).
Figure 3-1 depicts the project areas that are located within the California coastal zone boundary.
Approximately 8.99 acres of the project site are located within the California coastal zone.
Specifically, the project would develop approximately 5.19 acres of land within the limits of the
City of Oceanside’s Local Coastal Program (LCP) coastal zone boundary. The proposed project
features within Oceanside’s coastal zone boundary would consist of two hotel buildings with
shared outside amenities, the attached restaurant/pavilion, the four-story parking structure, private
access drives with surface parking areas, and portions of access roads that consist of porous
paving/pervious surfaces.
Development within the coastal zone portion of the Carlsbad LCP mainly consists of an allweather access road (and coincides with the on-site pedestrian trail) along Buena Vista Creek,
which would serve to provide both emergency access to Hotel Buildings 1 and 2, and maintenance
access to Buena Vista Creek. Additionally, an existing storm drain line and outlet into Buena Vista
Creek would be upgraded with the project for site and regional drainage.
Hotel Buildings
The proposed project involves construction of three separate hotel buildings. A total of 426 hotel
rooms are proposed for the three hotel buildings. Hotel Building 1 would be located on the west
portion of the project site and would consist of a six-story, 75-foot-tall, approximately 167,160square-foot building with 179 rooms. An approximately 3,500-square-foot restaurant would be
located at the ground level of this hotel building. Other amenities associated with Hotel Building
1 include office/internet facilities, meeting rooms, conference rooms, banquet rooms, and a fitness
facility. Guest hotel rooms would be located on the second, third, fourth, fifth, and sixth floors.
The outdoor amenities associated with Hotel Building 1 would be shared with Hotel Building 2
and would consist of a pool, spa, fireplace, barbecue, lounge chairs, tables and chairs, movie
screen, and fire pit.
Hotel Building 2 would be located in the center portion of the project site, just north of Buena
Vista Creek, and would consist of a five-story, 67.5-foot-tall, approximately 73,285-square-foot
building with 135 rooms. Besides the pool deck area, Hotel Building 2’s amenities would include
fitness and dining facilities.
Hotel Building 3 is proposed at the northeast corner of the project site and would consist of a fourstory, 60-foot-tall, approximately 82,570-square-foot building with 112 hotel rooms. Amenities
associated with this building include breakfast/dining, fitness, and meeting facilities, along with
an outdoor pool, spa, fireplace, barbecue, lounge chairs, tables and chairs, fire pit, and sport court
areas for active recreation opportunities.
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Conceptual Site Plan
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Pavilion
The pavilion building would consist of a one-story, 40-foot-tall, approximately 4,000-square-foot
structure. The purpose of the pavilion building is to hold meetings and banquets. The pavilion
building would be located to the west of Hotel Building 1 and southeast of a surface parking lot.
The pavilion would include a Native American theme by incorporating artwork and artifacts in the
interior design, and public education lectures for the San Luis Rey Band of Mission Indians would
be held there.
In addition, the pavilion would host a hospitality program providing speakers, mentors, and hotel
tours. The hospitality program would coordinate with local colleges to provide internships in
orientation to careers in the hospitality field, which would include spending time in hotel
departments, assisting with career goal setting, interviewing skills and professional development,
and providing constructive feedback to the interns.
Bridge
A three-lane bridge consisting of one inbound lane and two outbound lanes is proposed to provide
primary access to the project site. There would also be a sidewalk and seating on the western side
of the bridge. The proposed bridge would be located at the southeastern corner of the project site
and would connect the project site with the Westfield Carlsbad Shopping Center perimeter road,
Ring Road, which extends south to Monroe Street, within the City of Carlsbad. The bridge would
consist of a single-span, cast-in-place, post-tensioned concrete box girder bridge. The bridge would
be approximately 170 feet long, 50 feet wide, and 7 feet thick. The base of the bridge would be
approximately 2.5 to 3 feet1.5-feet above the 100-year flood level (based on the FEMA approved
flow rates) and would provide adequate clearance freeboard for maintenance requirementsfrom
Buena Vista Creek. The proposed design for both ends of the bridge would consist of a short seat
abutment substructure to support the bridge and stabilize the surrounding soil. The bridge structure
would also incorporate add-on structures to support use by bats known to roost in man-made
structures such as bridges.
Parking
The project would incorporate structure and surface parking to provide a total of 479 regular and
handicapped parking spaces to serve the hotel, restaurant, and pavilion buildings.
The four-story parking structure would be located along the project’s northerly boundary (along
the State Route 78 (SR-78) freeway frontage) in the center of the project site, north of Hotel
Building 2. The parking structure would be 43 feet tall and would provide 432 parking spaces.
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Surface parking would be located throughout the project site and would provide 47 parking
spaces. The hotel buildings, restaurant, and pavilion would use the parking structure and
adjacent surface parking.
Architectural Design
The hotel buildings and parking structure are the dominant structures proposed on the project site. The
buildings have been designed to incorporate a coastal craftsman architectural theme. Architectural
renderings of the proposed coastal craftsman-themed buildings are depicted in Figures 3-2a to 3-2e,
Building Elevations, and Figure 3-3, Conceptual Design. The color scheme of the buildings consists
of earth tones (see listing on Figures 3-2a through 3-2d). Building materials would include concrete
shake roofs, fiber cement siding, exterior cement plaster, ledge stone veneer and trim, brick veneer,
wood fascia, and other materials as listed on Figures 3-2a through 3-2d.
The three-lane bridge at the southeastern corner of the project site would be stamped with
images of native animals and vegetation. The bridge would include design elements such as
light poles with lanterns and banners, a project identity sign, and marquee pedestals with large
lanterns (see Figure 3-2e).
Recreation
The proposed project would construct a public trail along the southern edge of the proposed
development area that coincides with the southern fire/maintenance access road. The trail would
commence at the end of the on-site sidewalk system in the western portion of the project site. The
trail would travel east along the fire/maintenance access road along the southern development
boundary (adjacent to the Buena Vista Creek embankment) and would reconnect with the proposed
on-site sidewalk system located in the eastern portion of the site (see Figure 3-4, Pedestrian
Connection). The public trail is designed so that it could be part of the envisioned Waterfalls to
Waves trail identified as an opportunity in the City of Carlsbad Master Trails Plan, connecting
Buena Vista Creek to the coast. The proposed pedestrian connections meet the intent of the
City of Carlsbad Master Trails Plan by providing a connection that links the Transit Center
along Ring Road, through the hotel site, to Jefferson Street, and across to Buena Vista
Lagoon.that could run along Buena Vista Creek and to the coast.
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Building Elevations–Hotel Building 1
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FIGURE 3-2b

Building Elevations–Hotel Building 2
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FIGURE 3-2c

Building Elevations–Hotel Building 3
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FIGURE 3-2d

Building Elevations–Parking Structure
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Pedestrian Connection
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Open Space
The project would develop 2.57 acres of building area for the proposed hotel buildings and parking
structure. Additional hardscape areas amounting to 3.03 acres would be created through the
construction of the bridge crossing over Buena Vista Creek, roads, walkways, and hotel amenities
(e.g., pools, spas). The total building and hardscape areas would amount to approximately 5.6 acres
of impervious surfaces. These uses would be consolidated along the northern portion of the project
site to create an open space area along the southern boundary adjacent to Buena Vista Creek. Due
to the presence of least Bell’s vireo (Vireo bellii pusillus) and Ridgway’s rail (Rallus obsoletus
levipes) along Buena Vista Creek (outside the project boundary; see Section 4.3), a riparian buffer
is required from the creek. The buffer includes the establishment of a riparian buffer from Buena
Vista Creek, which provides a 50-foot biological buffer, as well as a 50-foot planning buffer
within which other project components are allowed. The project includes grading, removal of
saline soils, application of soil amendments, and native revegetation (i.e., coastal sage scrub and
transitional wetland/riparian zone habitat) within the entire buffer area. The proposed 3.08-acre
riparian buffer would include 2.47-acres of native restoration with coastal sage scrub and
wetland/riparian species. The planning buffer would include some development intrusions,
consisting of a fire/maintenance access road (with an all-weather grasscrete surface), essential
utility and drainage facilities, a pedestrian trail (which coincides with the southern
fire/maintenance access road), and support structures for the pool area separated from the buffer
by a planted masonry wall. The development intrusions would be minimized by fencing and
signage to limit access to sensitive areas as well as providing additional buffer area beyond the
typical 100-foot buffer limits with revegetated habitat areas to offset the minor encroachments.
The buffer to the Buena Vista Creek channel currently supports 1.49 acre of coastal sage scrub and
0.05 acre of mulefat scrub. After implementation of habitat restoration and enhancement, the
buffer area will contain 1.29 acres of coastal sage scrub and 1.18 acres of wetland transitional
habitat on site.
As shown in Table 3-1, Open Space Features, the project would create 1.51 acres of landscaped
areas (includes water quality treatment areas and landscaping/pervious grasscrete fire access
adjacent to the buffer) and 3.08 acres of riparian buffer area,1 and would preserve 2.62 acres of
Buena Vista Creek.2

1
2

Includes 0.11 acre of the bridge and 0.02 acre of development encroachments (i.e., pool areas).
Includes 0.17 acre of Buena Vista Creek located underneath the bridge crossing.
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Table 3-1
Open Space Features
Open Space Description
Landscaped/open space
Riparian buffer
Buena Vista Creek
Total

Total Area
1.51 acre
3.08 acres1
2.62 acres2
7.21 acres

Notes:
1
Includes 0.11 acre of the bridge and 0.02 acre of development encroachments (i.e., pool areas).
2
Includes 0.17 acre of Buena Vista Creek located underneath the bridge crossing.

Circulation
Vehicular access to the project site would be provided via two proposed entry points. The primary
point of entry would be provided from the existing access road for the Westfield Carlsbad
Shopping Center, Ring Road in the (City of Carlsbad). Ring Road is a perimeter road in the
northwest corner of the Westfield Carlsbad Shopping Center, which extends south to Monroe
Street. The project would construct a new three-lane bridge from the northwest terminus of Ring
Road. The bridge would span Buena Vista Creek to the site’s southeast corner.
The secondary ingress/egress point would be provided along the project’s western boundary via a
right-turn in/right-turn out only access point to and from Jefferson Street, just south of the SR-78
eastbound on-ramp in the (City of Oceanside). The project would improve northbound Jefferson
Street between Buena Vista Creek Bridge and the project driveway to provide one additional
through lane.
As part of the hotel’s operation, free electric shuttle services would be provided between the
hours of 9:00 a.m. and 5:00 p.m. to reduce vehicular travel and support local visitor attractions
in the Cities of Carlsbad and Oceanside. Shuttle trips to places such as LEGOLAND and
designated beaches would occur once in the morning and once in the evening. In addition, due
to the project’s proximity to the North County Plaza Transit Center, just a short walk or shuttle
ride from the site in the Westfield Carlsbad Shopping Center Parking Lot, free public
transportation would be an option for hotel visitors and employees, with multiple trips to these
designations throughout the day.
On-site traffic circulation and fire access would be provided via a private drive system, including
two roundabouts to loop traffic from the bridge access point to the Jefferson Street access point,
with connections to the three hotel buildings, parking structure, and pavilion.
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Two fire access roads would be constructed for the project: one would be located just north of
Hotel Building 3, and the other is proposed to be located south of the proposed development and
north of Buena Vista Creek and coincides with the proposed trail. Both fire access roads would
range from 24 to 28 feet wide, and would be equipped with gates to prohibit unauthorized vehicles
from using these roads; in addition, the fire access road located north of Buena Vista Creek would
be equipped with a sensor gate for fire trucks. Access to both fire-access-only roads would be
provided from the project’s main entrance. In addition, secondary access to the southern fireaccess-only road would be provided from Jefferson Street.
Grading
The site ranges in elevation from approximately 8 feet to 23 feet above mean sea level. This
relatively flat site has been previously filled with approximately 85,000 cubic yards of dredge
spoils from Buena Vista Lagoon. In addition, the project site has been cleared and graded.
Construction of the site would require a majority of the developable area to be over-excavated and
mass graded with minor cuts and fills from existing grades to establish the building pads and to
provide for surface drainage of the site. Existing vegetation would need to be cleared up to the
established limits of grading. Approximately 75,08078,530 cubic yards of material would be cut
(approximately 24,97025,927 cubic yards would be exported) and 70,96077,573 cubic yards of fill
would be required (24,97424,970 cubic yards of which would be imported). Auger cast piles would
be drilled into the ground and grouted to provide deep foundational support. Mass grading
activities are anticipated to commence in 2018 2021 and last for approximately 2 months. The
source for the import material has not been determined at this time, but it would likely be a
construction site in the vicinity with the need to export material.
Landscaping
The proposed landscape plan and the wetland buffer have been included as Figures 3-5a, 3-5b, and
3-5c, Conceptual Landscape Plan, and the legend and notes to the plan are provided as Figure 35d. The landscape plan is intended to complement and enhance the site while providing
aesthetically pleasing and native species to enhance the biological resources associated with Buena
Vista Creek. The landscape plan includes a combination of trees, scrubs, ground covers,
perennials, and flowering plants to provide passive and active recreation for guests and to provide
a compatible transition from Buena Vista Creek to the proposed project.
As shown on Figures 3-5a and 3-5b, the proposed project would provide plant species native to
Southern California and local islands (such as Catalina Island) to landscape the entire project site. The
plant palette includes trees such as Goodding’s black willow (Salix gooddingii), island oak (Quercus
tomentella), coast live oak (Quercus agrifolia), Catalina ironwood (Lyonothamnus floribundus), and
Catalina cherry (Prunus lyonii). Shrubs would consist of wild lilac (Ceanothus spp.), Del Mar
manzanita (Arctostaphylos glandulosa crassifolia), flannel bush (Fremontodendron spp.),
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lemonadeberry (Rhus integrifolia), and Cleveland sage (Salvia clevelandii “Winnifred Gilman”). The
landscape plan has been designed to exceed the requirements set forth in the City of Oceanside’s
Landscape Development Manual (City of Oceanside 1997).
The proposed retaining walls, fences, pilasters, trash enclosures, and exterior walls of the parking
structure would also include landscaped planting on and around the structures. Specifically,
landscaping on the parking structure would employ several metal lattices with vines that would
cover portions of the exterior façade as the plants mature. In addition, two planted vertical gardens
(or “living walls”) would be installed on the south side of the parking structure.
An automatic irrigation system would be installed to provide coverage for all planting areas shown
on the landscape plan with low-volume equipment that would provide water sufficient for plant
growth and minimize water loss. The irrigation for landscaped areas near the Jefferson Street
access would be installed parallel to Jefferson Street within the public rights-of-way and the offsite slope area. Irrigation for the parking structure vertical gardens would be installed at each green
screen planter. Refer to the Utilities subsection below regarding water supply information.
The plant palette for the bioretention areas includes yarrow (Achillea millefolium), coastal agave
(Agave shawii), spice bush (Calycanthus occidentalis), and red buckwheat (Eriogonum grande
var. rubescens). The plant palette for the wetland buffer area is depicted on Figure 3-5d and
includes coastal sage scrub, southern willow scrub, and other native plant lists.
Other Project Features
Pedestrian Access
Within the project site, pedestrian walkways would be provided along the internal roadway
network and building frontages (Figure 3-4). Specifically, pedestrian access would be provided
from Ring Road to the proposed bridge. From the proposed bridge, an on-site Americans with
Disabilities Act (ADA)-accessible sidewalk system would be incorporated on the south side of the
bridge that would provide access to Hotel Building 3, Hotel Building 2, the parking structure, and
Hotel Building 1, and through the proposed surface parking lot (west of Hotel Building 1) to
Jefferson Street. In addition, an on-site trail would commence at the western portion of the on-site
walking system, and then travel east along the southern boundary of the proposed project
development area along Buena Vista Creek and reconnect to the on-site sidewalk system.
Walls
Six retaining walls would be constructed on the project site (see Figure 3-6a, Retaining Wall Locations,
and Figure 3-6b, Retaining Walls). The westernmost retaining wall would be located between the
proposed surface parking lot and the secondary access point and would range from 2 to 8 feet tall. The
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second retaining wall would be located along the project’s developable area west and south of Hotel
Building 1 and south of Hotel Building 2. This retaining wall would range from 2 to 7 feet high, would
consist of a stone battered wall (which is a slight receding wall commonly utilized for retaining walls),
and would be planted with vines on one side and incorporate a built-in bench on the other side. A third
retaining wall would be located along the southern portion of the proposed parking structure and would
be 2 feet tall. The fourth retaining wall would be located along Ring Road at the project’s primary
access point and would be approximately 1 to 6 8feet tall. The fifth retaining wall would be located
along Jefferson Street at the Buena Vista Sewer Lift Station, and would be 1 to 5 feet tall. A sixth
retaining wall would be located along the southern boundary of Hotel Building 3’s pool area. This
retaining wall would be 3 to 6 feet high and be planted with vines for visual screening.
Lighting
Lighting would be provided throughout the project site on the exterior of structures. Specifically,
lighting would be provided around the hotel buildings, pavilion, and parking structure. These
lighting features would consist of high-pressure sodium lighting and would be shielded downward.
In addition, outdoor lighting would be provided along the pedestrian walkways, the
pool/spa/lounge area, and the recreational trail. These lighting fixtures would be fluorescent and
would be limited, shielded, and directed downward away from the riparian buffer to avoid spillage.
All lighting would be located at least 90 feet from Buena Vista Creek with the exception of the
bridge, which spans Buena Vista Creek. All proposed lighting would be located within the City of
Oceanside; no new lighting is proposed within the City of Carlsbad.
Signage
Signs are proposed along the perimeter of the project site (see Figure 3-7). Specifically, the Gateway sign
would be constructed at the project’s main entrance point over the proposed bridge. The Gateway sign
would be constructed on the project site and would consist of a steel tube structure. The base of the
structure would be concrete with decorative elements of stone veneers and an illuminated lantern. In
addition, an identity sign would be constructed to span the bridge and connect to the steel tube structures.
This identity sign would be located at a height of approximately 14.5 feet. The maximum height of the
proposed Gateway Bridge sign would be 22 feet. An entry monument sign would be provided at the
project’s second access point along Jefferson Street. The entry monument sign would be 24 feet tall. The
entry monument sign would contain a concrete base with stone veneers, illuminated channel letters,
aluminum tenant panels, aluminum cornice, and a hanging illuminated decorative lamp.
Also, as shown on Figure 3-7, wall signs would be provided on the exterior walls of the hotel buildings,
and lifestyle graphic imagery would be provided on the exterior walls of the parking structure.
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Bioretention
Stormwater runoff generated from the project site would be treated on site via bioretention facilities,
catch basin filter units, and flow-through planters prior to its ultimate discharge into Buena Vista Creek.
A total of 15 bioretention basins (located underground), 4 flow-through planters, and 5 catch basin
filter units would be incorporated throughout the site (see Figure 3-8). The three largest bioretention
basins would be along the southern boundary of the proposed development area.
Utilities
Two storm drain lines are currently located on the project site. An existing 42-inch storm drain is
located on the western portion of the project site, and an existing 48-inch storm drain is located in
the eastern portion of the project site. Both of the existing storm drains extend from SR-78 south
to Buena Vista Creek. These storm drain facilities would need to be shifted to be realigned adjacent
to their existing location. The project would convey the stormwater runoff generated by the project
within the realigned storm drain systems.
Electrical and natural gas lines currently exist off site along Jefferson Street. The project would
construct underground electrical and natural gas lines to connect to these existing underground
utilities. In addition, water and sewer lines would be projected throughout the project site. The
portion of the site within the City of Carlsbad is located within the Carlsbad Municip al Water
District (CMWD) service area and sphere of influence. Water service would be provided via a
connection from an existing system located off site in Carlsbad via an inter-agency agreementa
service area boundary adjustment and proposed annexation of the project site into the CMWD
service area. Water lines would be extended from the existing water mains in the Westfield
Carlsbad Shopping Center via Ring Road and the project’s bridge crossing of Buena Vista
Creek (approximately 340 linear feet) and from North County Plaza Shopping Center via
Jefferson Street/Marron Road intersection (approximately 880 linear feet) (see Figure 3-9).
Sewer lines would be constructed via one of three options:
(1) to the west of the project site and connect with the Buena Vista Sewer Lift Station
immediately off-site, or
(2) extend an 8 inch line from the proposed on-site system across, and attached to bottom of,
the project’s bridge crossing of Buena Vista Creek and would travel east via Ring Road to
connect to the City of Oceanside Buena Vista Sewage Treatment Plant (approximately
1,160 linear feet). This option would be located underground within Ring Road and would
not require construction within Buena Vista Creek; or
(3) extend an 8 inch line north from the northeastern portion of the project site across
(beneath) SR-78, connecting to an existing City of Oceanside sewer pipe system. For this
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option, the proposed project would connect, enlarge the existing City of Oceanside 12inch sewer pipes to 15-inch, and continue to traverse east along the northern frontage
of SR-78 to connect to an existing City of Oceanside sewer lines juncture. Similarly
the proposed project would upsize the existing 12-inch line that crosses beneath SR-78
south to a 15-inch line, which ties into an existing sewer manhole that ultimately
connects to the Buena Vista Sewage Treatment Plant with existing sewer lines. The total
proposed sewer line would be approximately 1,460 linear feet. Trenchless construction
methods (jack and bore) would be used for the SR-78 crossings.
Easements
The proposed project would implement several easements on the site. An easement would be
created for the City of Oceanside and the City of Carlsbad for emergency access. In addition, the
following existing easements would be retained on site:


An easement for the City of Carlsbad and the City of Oceanside for emergency access purposes



An easement for the City of Oceanside for sewer and/or water purposes



An easement for the City of Carlsbad and Vista Sanitation District for sewer purposes



A 25-foot restricted development easement that has been dedicated to the California
Coastal Commission



A City of Carlsbad easement for Buena Vista Creek access for maintenance and
clearing activities



A Buena Vista Creek open space easement that has been dedicated to the City of Carlsbad



A private easement for drainage purposes



A California Department of Transportation easement for access and maintenance along SR-78



A temporary construction easement for SDG&E and other utility provides over existing
utilities north of SR-78 (for sewer option 3)
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100’ WETLAND BUFFER AREA HABITAT CALCULATIONS

EXISTING VEGETATION

2

LEGEND

EXISTING SITE CONDITIONS

MFS
F

ExistingCondition
VegetationCommunity

Project Boundary
2011 CD
DFW Riparian Edge
50' Biolo
ogical Buffer
50' Plann
ning Buffer
ning
Diegan Coastal Sage Scrub

1

disturbed
d Diegan Coastal Sage Scrub

Photopoint 1

Mulefat Scrub
Southern
n Willow Scrub
Southern
n Coastal
C
t lS
Saltmarsh
lt
h

0.05

0.00

0.05

DisturbedDieganCoastalSageScrub

0.22

0.07

0.29

DieganCoastalSageScrub

1.01

0.19

1.20

DisturbedHabitat

0.03

0.61

0.64

Ornamental

0.09

0.01

0.10

DevelopedLand

0.02

0.00

0.02

1.64

1.44

3.08

Total

ORN
OR
DH

Open Wa
ater

CSM

Ornamental
ntal

1

Developed

ProposedCondition
SWS

2

Disturbe
ed Habitat

VegetationCommunity
Photopoint 2

3
SWS

MFS
F

3

ŽĂƐƚĂů^ĂŐĞ^ĐƌƵďͬEĂƟǀĞWůĂŶƚ>ŝƐƚͲ;^ƵĐŚƐͿ

50’PlanningBuffer

Total

1.17

0.01

1.18

DieganCoastalSageScrub

0.38

0.69

1.07

CoastalSageScrub/NativePlants

0.00

0.22

0.22

ProjectComponentsincluding:FireandCreek
MaintenanceAccessRoad,Bridge,supporting
structureforPoolarea*

0.09

0.52

0.61

Total

1.64

1.44

3.08

* Projectcomponentsallowedwithintheplanningbufferorrequiredforthecreekmaintenanceand
bridgecrossing

Photopoint 3

Coastal agave
ĂůŝĨŽƌŶŝĂƐĂŐĞďƌƵƐŚ
Manzanita
Manzanita
ƌ͘,ƵƌĚDĂŶǌĂŶŝƚĂ
Del Mar Manzanita
'ƌŽƵŶĚĐŽǀĞƌDĂŶǌĂŶŝƚĂ
Manzanita
'ƌŽƵŶĚĐŽǀĞƌDĂŶǌĂŶŝƚĂ
^ƵŶƐĞƚ DĂŶǌĂŶŝƚĂ
White Alder
ǁĂƌĨĐŽǇŽƚĞďƌƵƐŚ
Wild lilac
Wild lilac
Wild lilac
^ƵŵŵĞƌŚŽůůǇ
/ƐůĂŶĚŵŽƵŶƚĂŝŶŵĂŚŽŐĂŶǇ
ŽĂƐƚĂů^ƵŶŇŽǁĞƌ
/ƐůĂŶĚƵĐŬǁŚĞĂƚ
&ůĂƚͲƚŽƉƉĞĚƵĐŬǁŚĞĂƚ
Golden Yarrow
ĂůŝĨŽƌŶŝĂWŽƉƉǇ
Velvet Ash
&ůĂŶŶĞůďƵƐŚ;ƉƌŽƐƚƌĂƚĞͿ
WĂĐŝĮĐ^ƵŶƐĞƚ&ůĂŶŶĞůďƵƐŚ
KƵƌ>ŽƌĚ͛ƐĐĂŶĚůĞ
Toyon
ŽĂƐƚ'ŽůĚĞŶďƵƐŚ
^ĂŶŝĞŐŽŵĂƌƐŚĞůĚĞƌ
ŽŵŵŽŶƌƵƐŚ
ĂƐŬĞƚƌƵƐŚ
Giant wild rye
^ĂŶŝĞŐŽŚŽŶĞǇƐƵĐŬůĞ
Deerweed
ƌƌŽǇŽůƵƉŝŶĞ
^ŚŝŶǇůĞĂĨDĂŚŽŶŝĂ
Deer grass
DŽŶŬĞǇŇŽǁĞƌ
^ĐĂƌůĞƚŵŽŶŬĞǇŇŽǁĞƌ
'ŽůĚĞŶŵŽŶŬĞǇŇŽǁĞƌ
WƵƌƉůĞEĞĞĚůĞŐƌĂƐƐ
WĂƌƌǇ͛ƐŶŽůŝŶĂ
^ǇĐĂŵŽƌĞ
^ĂůƚŵĂƌƐŚŇĞĂďĂŶĞ
&ƌĞŵŽŶƚĐŽƩŽŶǁŽŽĚ
Catalina cherry
ŽĂƐƚ>ŝǀĞKĂŬ
ǁĂƌĨĐŽīĞĞďĞƌƌǇ
ǁĂƌĨĐŽīĞĞďĞƌƌǇ
>ĞŵŽŶĂĚĞďĞƌƌǇ
^ƋƵĂǁƵƐŚ
tŚŝƚĞŇŽǁĞƌŝŶŐĐƵƌƌĂŶƚ
'ŽŽĚĚŝŶŐ͛ƐůĂĐŬtŝůůŽǁ
ůĂĐŬ^ĂŐĞ
WƌŽƐƚƌĂƚĞďůĂĐŬƐĂŐĞ
Cleveland sage
ůƵĞͲĞǇĞĚ'ƌĂƐƐ
^ĂŶŝĞŐŽŵĂƌŐƵĞƌŝƚĞ
yǇůŽĐŽĐĐƵƐďŝĐŽůŽƌ

WůĂƚĂŶƵƐ
ZĂĐĞŵŽƐĂ

^ĂůŝǆůĂƐŝŽůĞƉŝƐ

WůƵĐŚĞĂ
oderata

ƌƚĞŵŝƐŝĂĐĂůŝĨŽƌŶŝĐĂ

ƌŝŽƉŚǇůůƵŵĐŽŶĨĞƌƟĨŽůŝƵŵ ƌŝŽŐŽŶƵŵĨĂƐĐŝĐƵůĂƚƵŵ

dƌĂŶƐŝƟŽŶĂůtĞƚůĂŶĚͬZŝƉĂƌŝĂŶŽŶĞWůĂŶƚ>ŝƐƚͲ;^ƵĐŚƐͿ
ΎΎ>ĞĂƐƚĞůů͛ƐǀŝƌĞŽƉƌŝŵĂƌǇŚĂďŝƚĂƚĐŽŵƉŽŶĞŶƚƐ
ƌƚĞŵŝƐŝĂĚŽƵŐůĂƐŝĂŶĂ
ĂůŝĨŽƌŶŝĂDƵŐǁŽƌƚ
Artemisia palmerii
^ĂŶŝĞŐŽ^ĂŐĞǁŽƌƚ
ĂĐĐŚĂƌŝƐƐĂůŝĐŝĨŽůŝĂ
DƵůĞ&ĂƚΎΎ
ŝƐƟĐŚůŝƐƐƉŝĐĂƚĂ
^ĂůƚŐƌĂƐƐ
ůǇŵƵƐƚƌŝƟĐŽŝĚĞƐ
Creeping wild rye
&ƌĂŶŬĞŶŝĂƐĂůŝŶĂ
ůŬĂůŝƐĞĂŚĞĂƚŚ
Iva hayesiana
^ĂŶŝĞŐŽŵĂƌƐŚĞůĚĞƌ
:ƵŶĐƵƐĞīƵƐƵƐ
ŽŵŵŽŶƌƵƐŚ
:ƵŶĐƵƐƚĞǆƟůŝƐ
ĂƐŬĞƚƌƵƐŚ
WůĂƚĂŶƵƐƌĂĐĞŵŽƐĂ
tĞƐƚĞƌŶ^ǇĐĂŵŽƌĞ
WůƵĐŚĞĂŽĚŽƌĂƚĂ
^ĂůƚŵĂƌƐŚŇĞĂďĂŶĞ
WŽƉƵůƵƐĨƌĞŵŽŶƟŝ
&ƌĞŵŽŶƚĐŽƩŽŶǁŽŽĚ
ZŽƐĂĐĂůŝĨŽƌŶŝĐĂ
ĂůŝĨŽƌŶŝĂǁŝůĚƌŽƐĞ
ZƵďƵƐƵƌƐŝŶƵƐ
ĂůŝĨŽƌŶŝĂďůĂĐŬďĞƌƌǇ
^ĂůŝĐŽƌŶŝĂƉĂĐŝĮĐĂ
WĂĐŝĮĐƐǁĂŵƉĮƌĞ
^ĂůŝǆĞǆŝŐƵĂ
^ĂŶĚďĂƌtŝůůŽǁ
^ĂůŝǆůĂƐŝŽůĞƉŝƐ
Arroyo Willow
^ĂůŝǆŶŝŐƌĂ
ůĂĐŬtŝůůŽǁ

Areaof100’WetlandBuffer

3.08acres

AreaofAdjacentWetlandBufferBeyond100’

0.44acres

AverageHotelBuildingsSetbackfromBuenaVistaCreek

117feet

Hotel1ͲAverageBuildingSetbackfromBuenaVistaCreek

132feet

Hotel2ͲAverageBuildingSetbackfromBuenaVistaCreek

110feet

Hotel3ͲAverageBuildingSetbackfromBuenaVistaCreek

109feet

* Asmeasuredfromtheriparianedge(jurisdictionaldelineationlimits)
ofBuenaVistaCreekͲDudek,Dec.2011&Aug.2012
May
50’2016
Planning

ƵīĞƌ>ŝŵŝƚƐ

ŽĂƐƚĂů^ĂŐĞ^ĐƌƵďWůĂŶƚ>ŝƐƚʹ;^ƵĐŚƐͿ
ĂůŝĨŽƌŶŝĂƐĂŐĞďƌƵƐŚ
ƌƚĞŵŝƐŝĂĐĂůŝĨŽƌŶŝĐĂ
ŽĂƐƚĂů^ƵŶŇŽǁĞƌ
ŶĐĞůŝĂĐĂůŝĨŽƌŶŝĐĂ
&ůĂƚͲƚŽƉƉĞĚƵĐŬǁŚĞĂƚ
ƌŝŽŐŽŶƵŵĨĂƐĐŝĐƵůĂƚƵŵ
Golden Yarrow
ƌŝŽƉŚǇůůƵŵĐŽŶĨĞƌƟŇŽƌƵŵ
ĂůŝĨŽƌŶŝĂWŽƉƉǇ
ƐĐŚƐĐŚŽůǌŝĂĐĂůŝĨŽƌŶŝĐĂ
ŽĂƐƚ'ŽůĚĞŶďƵƐŚ
Isocoma menziesii
Deerweed
>ŽƚƵƐƐĐŽƉĂƌŝƵƐ
ƌƌŽǇŽůƵƉŝŶĞ
>ƵƉŝŶƵƐƐƵĐĐƵůĞŶƚƵƐ
WƵƌƉůĞEĞĞĚůĞŐƌĂƐƐ
EĂƐƐĞůůĂƉƵůĐŚƌĂ
Žƚ^ĞĞĚWůĂŶƚĂŝŶ
Plantago erecta
ůĂĐŬ^ĂŐĞ
^ĂůǀŝĂŵĞůůŝĨĞƌĂ
ůƵĞͲĞǇĞĚ'ƌĂƐƐ
^ŝƐǇƌŝŶĐŚŝƵŵďĞůůƵŵ
DĞǆŝĐĂŶůĚĞƌďĞƌƌǇ
^ĂŵďƵĐƵƐŵĞǆŝĐĂŶƵƐ

50 Planning
50’
ƵīĞƌ>ŝŵŝƚƐ
50’ Biological
ƵīĞƌ>ŝŵŝƚƐ
BIO-FILTRATION BMP

Start
of
100’ ƚWetland
^^ƚĂƌƚŽĨtĞƚůĂŶĚƵīĞƌ
ƚĂƌƚŽ
ŽĨtĞƚ
ůĂŶĚƵīĞ
Ƶ ƌ
Buffer Limits

Edge)
((Riparian
Riparrian Ed
dge)

EŽƚĞ͗WƌŽƉŽƐĞĚƉůĂŶƟŶŐͬƌĞǀĞŐĞƚĂƟŽŶŝŶƉƌŽƉŽƐĞĚǁĞƚůĂŶĚďŝŽůŽŐŝĐĂů
ďƵīĞƌǌŽŶĞŝƐƐƵďũĞĐƚƚŽƚŚĞƌĞǀŝĞǁĂŶĚĂƉƉƌŽǀĂůŽĨƚŚĞƌĞƐŽƵƌĐĞ
agencies and may change.

PROPERTY LINE

Agave shawii
ƌƚĞŵŝƐŝĂĐĂůŝĨŽƌŶŝĐĂ
ƌĐƚŽƐƚĂƉŚǇůŽƐ͚ƵƐƟŶ'ƌŝĸƚŚ͛
ƌĐƚŽƐƚĂƉŚǇůŽƐ͚ĂďǇĞĂƌ͛
ƌĐƚŽƐƚĂƉŚǇůŽƐ͚ƌ͘,ƵƌĚ͛
ƌĐƚŽƐƚĂƉŚǇůŽƐŐůĂŶĚƵůŽƐĂĐƌĂƐƐŝĨŽůŝĂ
ƌĐƚŽƐƚĂƉŚǇůŽƐ͚,ĂƌŵŽŶǇ͛
ƌĐƚŽƐƚĂƉŚǇůŽƐ͚,ŽǁĂƌĚDĐDŝŶŶ͛
ƌĐƚŽƐƚĂƉŚǇůŽƐ͚:ŽŚŶŽƵƌůĞǇ͛
ƌĐƚŽƐƚĂƉŚǇůŽƐ͚^ƵŶƐĞƚ͛
ůŶƵƐƌŚŽŵďŝĨŽůŝĂ
ĂĐĐŚĂƌŝƐ͚WŝŐĞŽŶWŽŝŶƚ͛
ĞĂŶŽƚŚƵƐ͚ŶĐŚŽƌĂǇ͛
ĞĂŶŽƚŚƵƐ͚ZĞŵŽƚĞůƵĞ͛
ĞĂŶŽƚŚƵƐ͚tŚĞĞůĞƌĂŶǇŽŶ͛
ŽŵĂƌŽƐƚĂƉŚǇůŝƐĚŝǀĞƌƐŝĨŽůŝĂ
ĞŶĚƌŽŵĞĐŽŶŚĂƌĨŽƌĚŝŝ
ŶĐĞůŝĂĐĂůŝĨŽƌŶŝĐĂ
ƌŝŽŐŽŶƵŵĂƌďŽƌĞƐĐĞŶƐ
ƌŝŽŐŽŶƵŵĨĂƐĐŝĐƵůĂƚƵŵ
ƌŝŽƉŚǇůůƵŵĐŽŶĨĞƌƟŇŽƌƵŵ
ƐĐŚƐĐŚŽůǌŝĂĐĂůŝĨŽƌŶŝĐĂ
&ƌĂǆŝŶƵƐǀĞůƵƟŶĂ
&ƌĞŵŽŶƚŽĚĞŶĚƌŽŶ͞ůŽƌĂĚŽ'ŽůĚ͛
&ƌĞŵŽŶƚŽĚĞŶĚƌŽŶ͚WĂĐŝĮĐ^ƵŶƐĞƚ͛
,ĞƐƉĞƌŽǇƵĐĐĂǁŚŝƉƉůĞŝ
,ĞƚĞƌŽŵĞůĞƐĂƌďƵƟĨŽůŝĂ
Isocoma menziesii
Iva hayesiana
:ƵŶĐƵƐĞīƵƐƵƐ
:ƵŶĐƵƐƚĞǆƟůŝƐ
>ĞǇŵƵƐĐŽŶĚĞŶƐĂƚƵƐ
>ŽŶŝĐĞƌĂƐƵďƐƉŝĐĂƚĂ
>ŽƚƵƐƐĐŽƉĂƌŝƵƐ
>ƵƉŝŶƵƐƐƵĐĐƵůĞŶƚƵƐ
Mahonia pinnata
DƵŚůĞŶďĞƌŐŝĂƌŝŐĞŶƐ
DŝŵƵůƵƐĂƵƌĂŶƟĂĐƵƐ
DŝŵƵůƵƐĐĂƌĚŝŶĂůŝƐ
DŝŵƵůƵƐŐƵƩĂƚƵƐ
EĂƐƐĞůůĂƉƵůĐŚƌĂ
EŽůŝŶĂƉĂƌƌǇŝ
WůĂƚĂŶƵƐƌĂĐĞŵŽƐĂ
WůƵĐŚĞĂŽĚŽƌĂƚĂ
WŽƉƵůƵƐĨƌĞŵŽŶƟŝ
WƌƵŶƵƐůǇŽŶŝŝ
YƵĞƌĐƵƐĂŐƌŝĨŽůŝĂ
ZŚĂŵŶƵƐĂůŝĨŽƌŶŝĐĂ͚^ĂŶƌƵŶŽ͛
ZŚĂŵŶƵƐ͚>ŝƩůĞ^Ƶƌ͛
ZŚƵƐŝŶƚĞŐƌŝĨŽůŝĂ
ZŚƵƐƚƌŝůŽďĂƚĂ
ZŝďĞƐŝŶĚĞĐŽƌƵŵ
^ĂůŝǆŐŽŽĚĚŝŶŐŝŝ
^ĂůǀŝĂŵĞůůŝĨĞƌĂ
^ĂůǀŝĂŵĞůůŝĨĞƌĂƌĞƉĞŶƐ
^ĂůǀŝĂ͚WŽǌŽůƵĞ͛
^ŝƐǇƌŝŶĐŚŝƵŵďĞůůƵŵ
sŝŐƵŝĞƌĂůĂĐŝŶŝĂƚĂ
yǇůŽĐŽĐĐƵƐďŝĐŽůŽƌ

50’BiologicalBuffer

TransitionalWetland/RiparianZone

BufferStatistics*

PROPOSED VEGETATION

^ĂůǀŝĂŵĞůůŝĨĞƌĂ

0.78

MulefatScrub

DEV
V

Freshwa
ater Marsh

&ƌĞŵŽŶƚĞĚĞŶĚƌŽŶ͚WĂĐŝĮĐ^ƵŶƐĞƚ͛

Total

0.56

CSS

disturbed
d Southern Coastal Salt Marsh

Arctostaphylos

50’PlanningBuffer

0.22

DH

Vegetation Communities

Agave shawii

50’BiologicalBuffer

DisturbedSouthernCoastalSaltMarsh

ǆŝƐƟŶŐƵĞŶĂsŝƐƚĂƌĞĞŬsĞŐĞƚĂƟŽŶ

BIO-FILTRATION BMP

ǆŝƐƟŶŐƌĞĞŬĂŶŬsĞŐĞƚĂƟŽŶ
;^ĞĞǆŝƐƟŶŐsĞŐĞƚĂƟŽŶ>ĞŐĞŶĚďŽǀĞͿ

BIO-FILTRATION BMP
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Conceptual Landscape Plan–Wetland Buffer
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FIGURE 3-5d

Conceptual Landscape Plan–Legend and Notes
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Retaining Walls
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Sign Plan
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Stormwater BMPs
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FIGURE 3-9

Water Systems Map
6556

THE INNS AT BUENA VISTA CREEK EIR

3 – PROJECT DESCRIPTION

INTENTIONALLY LEFT BLANK

The Inns at Buena Vista Creek EIR
June 2020

6556
3-46

3 – PROJECT DESCRIPTION

Off-Site Improvements
As part of the proposed project, the applicant would provide the following off -site
improvements, which are conditions of project approval by the City of Oceanside (see Figure
3-10, Off-Site Improvements):


The proposed project would widen add a travel lane on the east side of Jefferson Street for
approximately 360 feet, from the northern end of the existing bridge over Buena Vista Creek to
the intersection of the SR-78 on- and off-ramps. Proposed improvements to Jefferson Street
associated with this widening include narrowing the existing center median, constructing curb
and gutter, relocating the existing center catch basin located in the existing medianand upgrading
BMPs for water quality purposes, providing a 4-inch curb for City of Oceanside emergency
access, and re-striping and relocating existing San Diego Gas & Electric electrical facilities.
Connection points along the east side of Jefferson Street are to existing sidewalk, curb and gutter,
and striping approximately 10 to 25-feet south of the existing Caltrans right-of-way.



The existing bike lane along northbound Jefferson Street would be connected from the project
frontage to the Jefferson Street overpass of SR-78 with restriping of Jefferson Street.



Sidewalk improvements would be provided along Jefferson Street from the project’s
western point of entry, north to the existing sidewalk south of Caltrans ROW that connects
to the SR-78 ramps, and south along the western side of Jefferson Street to the Jefferson
Street Bridge over Buena Vista Creek to complete the pedestrian connection from the
project site to North County Plaza and Buena Vista Lagoon.



To facilitate pedestrian connectivity and public safety, directional signage would be placed
between the project’s western point of entry and SR-78. This signage would indicate
directional information for pedestrian access to and from the project site to North County
Plaza and Buena Vista Lagoon via the west side of Jefferson Street.



A retaining wall would be constructed along the ingress/egress to the project site from
Jefferson Street. This retaining wall would range from 1 to 5 feet in height.



One of the sewer options would require a new sewer utility line to be constructed from the
project site along Ring Road, east of the project site to the City of Oceanside Buena Vista
Sewage Treatment Plant.



One of the sewer options would require a new sewer utility line to be constructed from the
northeast side of the project site across (beneath) SR-78, connecting to an existing City of
Oceanside sewer system. The connection point on the north side of SR-78 would then
traverse east north of SR-78 right of way where the existing pipe would either be used, or
replaced with an upsized pipe. It will then continue to connect with existing City of
Oceanside sewer lines that extend south across (beneath) SR-78. An existing 12-inch sewer
line that crosses SR-78 from the City of Oceanside Buena Vista Sewage Treatment Plant
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would be replaced with a new 15-inch line. Both SR-78 pipeline crossings would be
constructed using trenchless methods (jack and bore).
The following off-site improvements would occur within the City of Carlsbad, and are conditions
of project approval by the City of Carlsbad:


Modifications to the Buena Vista Creek pump station include providing a Phoenix Carbon
Scrubbing System (or similar device) on the roof of the existing building to control odors
that are currently being emitted from the existing structure and grading along the northern
and western perimeter of the sewer lift station to achieve the required grade for the
proposed ingress/egress to the project site from Jefferson Street.



Subject to interagency service agreements between Oceanside anda service area boundary
adjustment and proposed annexation of the project site into the service area Carlsbad
Municipal Water Districts, of CMWD, two new water utility lines would be constructed
from the project site to an existing system located off site in Carlsbad within the North
County Plaza Shopping Centerat the Jefferson Street/Marron Road intersection and
Westfield Carlsbad Shopping Center, south of the project site.



The existing pole-mounted 12-kilovolt electrical line would be relocated underground,
along the eastern side of Jefferson Street.



Improvements to the existing Westfield Carlsbad Shopping Center, Ring Road, and
parking lot would be made, consisting of raising the grade of Ring Road to provide
adequate clearance for the proposed bridge crossing over Buena Vista Creek, construction
of retaining walls approximately 1 to 6 feet in height, parking lot median relocations and
parking stall restriping, construction of storm drain inlets, and pipe joining an existing
storm drain outlet into Buena Vista Creek.



Sidewalk improvements would provide an ADA-accessible path of travel along Ring Road
from the existing North County Transit Center north to the proposed bridge.



To facilitate pedestrian connectivity and public safety, directional signage would be placed
along the east side of Jefferson Street, between Buena Vista Creek and Marron Road. This
signage would indicate directional information for pedestrian access to and from the project
site to North County Plaza via the west side of Jefferson Street and to Westfield Carlsbad
Shopping Center and North County Transit Center via the proposed sidewalk system through
the project site and along the mall’s Ring Road (South Vista Way).



An alternative pedestrian connection would be provided from the project site to North County
Plaza Shopping Center, Westfield Carlsbad Shopping Center, and North County Transit
Center, with a new sidewalk system along the mall’s Ring Road (South Vista Way)
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Construction
Construction is anticipated to commence in January 2018 2021 and would reach completion in
April 20202023. Construction equipment would include, but is not limited to, backhoes, cranes,
dozers, loaders, pavers, water pumps, concrete pumps, and a hydraulic drill rig for the auger drill.
Concrete and delivery trucks would also be used. Construction equipment would be used
intermittently depending on construction phase.
As part of site preparation, to prepare pads suitable for development, an auger drill would be
employed to provide foundational support in the soil for each proposed structure. Approximately
600 piles would need to be dug on the project site underneath each of the main proposed structures,
each to an approximate depth of 60 feet. The auger drilling period would be approximately 4 to 6
weeks. Various construction equipment would be required for this process, including approximately
four drill rigs, four scrapers, and several haul trucks to haul the spoils off site. The auger cast piles
would be created by drilling into the ground and then filling the ground with cement and a rebar steel
cage to create a strong foundation for the proposed development. Construction of the proposed
project site would occur in four construction phases. The first phase would include mass grading of
the entire development pad, construction of retaining walls, placement of caissons for hotel
foundations and parking structure, construction of the bridge crossing for Buena Vista Creek, and
the development of the site’s utility connections. Phase 2 would consist of the construction of the
proposed off-site features, such as the widening of Jefferson Street, modifications to the adjacent
Buena Vista Pump Station for odor control, construction of off-site water line extensions, relocation
of the dry utilities, and improvements to the Westfield Carlsbad Shopping Center Parking Lot and
transit center. Phase 3 would consist of the development of Hotel Buildings 1 and 2, the pavilion,
parking structure, and other associated amenities. The fourth phase would include the development
of Hotel Building 3 and its associated amenities.
Prior to construction, a stormwater pollution prevention plan would be prepared to identify best
management practices (BMPs) to minimize off-site sediment transport and address hazardous
materials management for the duration of the project. In addition, the grading plans would be
subject to City of Oceanside approval, and would require measures to comply with the City’s
municipal stormwater permit. BMPs required to comply with the City of Oceanside’s permit
include, but are not limited to, sandbag barriers, temporary desilting basins near inlets, gravel
driveways, dust controls, and construction worker training.
Project Design Features
The City of Oceanside, through codes and standards, and the applicant, through standard design
and construction practices, has incorporated numerous project design features (PDFs) and
construction measures into the project that help reduce the potential for environmental effects.
Construction would be performed by qualified contractors, and contract documents, plans, and
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specifications would incorporate stipulations regarding standard legal requirements and acceptable
construction practices including, but not limited to, planning/design review, biology, traffic control
during construction activities, noise, landform alterations, geologic conditions, drainage and water
quality improvements, hydrology and water quality protection and erosion and sedimentation
control, hazardous waste and hazardous materials during construction, and public facilities and
services. Further, the project would be designed in accordance with the State of California Building
Code and Municipal Code requirements. These measures are included in Table 3-2, Summary of
Project Design Features, and referenced throughout the impact discussions in Chapter 4,
Environmental Analysis, of this EIR.
Table 3-2
Summary of Project Design Features
Subject Area
Land Use and Planning

Traffic and
Transportation

Biological Resources

Project Design Feature
 PDF-LU-1: The project would be reviewed by the Planning Commission to ensure that all City
of Oceanside-required design parameters are met. Design parameters include street widths,
access improvements, landscape standards, streetlights, lighting requirements, architectural
design, etc.
 PDF-LU-2: The project would be required to obtain design review approval by the City of
Oceanside and is subject to the City Zoning standards that regulate building design, mass,
bulk, height, etc.
 PDF-TRA-1: In accordance with the California Vehicle Code, the project applicant shall
prepare a traffic control plan for use during construction. This plan shall outline flagging
procedures and delivery/movement timing so as to avoid peak traffic periods. The plan shall
also outline procedures for notifying the Oceanside Police and Fire Departments of
forthcoming lane or roadway closures. This shall allow the Police and Fire Departments to
modify emergency response plans and notify other public service providers of closures. The
traffic control plan shall be approved by the City Engineering Department prior to issuance of
a grading permit.
 PDF-BIO-1: Pervious grasscrete: 0.65 acre comprising the fire access shall use pervious
grasscrete that avoids and minimizes surface runoff from proposed hardscape areas into the
wetland buffer and Buena Vista Creek.
 PDF-BIO-2: Habitat restoration: A majority of the existing upland area within 100 feet of the
Buena Vista Creek channel is considered disturbed land or ornamental plantings. All areas
within the wetland buffer that are not native vegetation shall be restored to native habitat (i.e.,
coastal sage scrub and wetland transitional habitat).
 PDF-BIO-3: Fire access road design: The fire access road has been located as far as possible
from the edge of the Buena Vista Creek channel. Additionally, the fire access road will be
constructed with grasscrete to allow for pervious conditions and to avoid and minimize surface
runoff.
 PDF-BIO-4: Pedestrian trail: The pedestrian trail has been located within the northernmost 15 feet
of the biological buffer in accordance with requirements of the City of Oceanside’s Subarea Plan.
 PDF-BIO-5: Walls and fencing: The edge of all hardscaping associated with the hotel
development shall be a 3- to 6-foot-tall structural masonry wall, topped by 3-foot-high clear
glazing panels and vegetated planters. This design feature will avoid and minimize noise,
lighting, and human access into the wetland buffer area from the hotel development.
Additionally, human access into the primary wetland buffer zone will be avoided and
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Table 3-2
Summary of Project Design Features
Subject Area

Greenhouse Gas
Emissions

Aesthetics

Noise

Project Design Feature
minimized through the proposed split-rail fence that would be located along the southerly
edge of the fire access road and the use of a locked gate on the emergency access road.
 PDF-BIO-6: Signage: Signs shall be placed along the pedestrian walkway and at key access
points describing the sensitive biological resources in the wetland and habitat restoration
areas and identifying the allowable and prohibited uses in these areas.
 PDF-BIO-7: Lighting: Lighting shall be provided around the hotel buildings, pavilion, parking
structure, span bridge, pedestrian walkways, pool/spa/lounge area, and the recreational trail.
All lights shall be shielded downward and away from the riparian buffer to avoid spillage at
night into the conserved area. Shielded foot lighting shall be provided along the recreational
trail. The photometric study conducted for the project indicates that there would be no light
spillage into the riparian buffer from the hotel development (Architects Orange 2014).
However, the study does indicate that there would be minor light spillage into the riparian
buffer from the bridge lighting. As a result, the project applicant shall provide a mix of pole
lighting and rail lighting on the bridge, which would result in no light spillage into the buffer
(i.e., 0.0 foot-candles).
 PDF-BIO-8: Bridge: Features shall be added to the proposed single-span bridge to make it
more “bat friendly” and provide suitable habitat on site. Several methods may be used to
make the bridge more conducive to bat use as roosting and maternity colony sites. Potential
add-on structures could include panels, add-on collars, capped-edge drains, wooden-backed
signs, and bat houses. The appropriate add-on structure will be selected based on
consultations between a qualified bat biologist and bridge structural engineers, with
consideration given to site-specific conditions, maintenance and inspection accessibility, and
safety.
 PDF-GHG-1: The project shall include electric shuttle service during project operations,
which would reduce mobile emissions generated from proposed project-related vehicular
traffic.
 PDF-GHG-2: Native/drought-tolerant landscaping shall be provided throughout the project site.
 PDF-GHG-3: Low-flow toilets and low-flow showerhead fixtures shall be incorporated into
the project design.
 PDF-GHG-4: The project shall provide the infrastructure for irrigation from recycled water.
 PDF-AES-1: The City of Oceanside Light Pollution Regulations (Chapter 39) within the City’s
Code of Ordinances requires that all lighting use shielded luminaries with glare control to
prevent light spillover onto adjacent areas.
 PDF-NOI-1: The project shall be required to comply with the City of Oceanside Code of
Ordinances Chapter 38 (Noise Control).
 PDF-NOI-2: In accordance with the City’s Noise Ordinance, construction activities shall be
limited to daytime hours of 7:00 a.m. to 6:00 p.m. Monday through Friday or from 8:00 a.m. to
4:30 p.m. on Saturdays.
 PDF-NOI-3: Retaining walls shall be constructed on site along the south side of Hotel Buildings 1
and 2 and the adjoining pool area; south of the parking structure, and off site along Ring Road and
Jefferson Street. The on-site retaining walls shall also serve to attenuate noise on the project site.
 PDF-NOI-4: In accordance with the City’s General Plan, interior noise levels are not to
exceed 45 A-weighted decibels (dBA) community noise equivalent level (CNEL), and exterior
noise levels are not to exceed 65 dBA CNEL.
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Table 3-2
Summary of Project Design Features
Subject Area
Geology and Soils

Hydrology and Water
Quality

Hazards and Hazardous
Materials
Public Services and
Facilities

Project Design Feature
 PDF-GEO-1: Prior to issuance of the grading permit, the applicant would verify that the
applicable recommendations of the Geotechnical Investigation Proposed Inns at Bridgecreek,
prepared by Geotechnical Professionals Inc. in January 2014 (see Appendix M of this EIR)
have been incorporated into the project design and construction documents to the satisfaction
of the City Engineer.
 PDF-GEO-2: Conformance with the California Building Code design requirements and other
applicable City ordinances and standards: The project’s conformance with standard
engineering practices and design criteria would reduce the effects of seismic ground shaking.
 PDF-GEO-3: A certified geologist shall be on site providing field observation and construction
review during grading, excavation, foundation construction, subgrade preparation, and fill
replacement activities. Due to the severely corrosive nature of the on-site soils, the applicant
shall retain a corrosion engineer to provide further testing of site soils and detailed
recommendations concerning corrosivity of the site soils and means for protection of the
rebar.
 PDF-HYD-1: Pervious grasscrete: 0.65 acre comprising the fire access shall use pervious
grasscrete that avoids and minimizes surface runoff from proposed hardscape areas into the
wetland buffer and Buena Vista Creek.
 PDF-HYD-2: A stormwater pollution prevention plan shall be implemented during construction
to reduce stormwater runoff to receiving waters during construction activities.
 PDF-HYD-3: Best management practices, integrated management practices, and low impact
development (LID) practices as delineated in the stormwater management plan (Appendix S)
shall be implemented to reduce or eliminate stormwater runoff during project operation. Such
practices shall include, but not be limited to, self-treating drainage management areas,
bioretention facilities, flow-through planters, infiltration integrated management practices,
proprietary vault/tree wells, and a proprietary inlet filter.
 PDF-HAZ-1: The project shall be required to comply with the City Code of Ordinances Chapter 11
(Fire Protection), which provides regulations for fire prevention measures including fire sprinklers
and landscape restrictions.
 PDF-PSF-1: According to the Oceanside Code of Ordinances Chapter 32B (Impact Fee) and
32C (Public Facility Fee Requirements), the applicant is required to pay public facility fees.
This provides the funds for additional police, fire, library, general government, park, and
school services to serve future growth in the area. Prior to issuance of building permits, the
applicant shall be required to pay impact fees at the rate in effect at the time of building permit
issuance as determined by the City Engineer.
 PDF-PSF-2: Prior to off-site waterline construction, an interagency service agreement shall
be required between Oceanside and Carlsbad that would allow Carlsbad to service this
project since it is located within Oceanside’s service boundary. Without this agreement, the
applicant shall coordinate with Oceanside to serve potable water needs of project.
 PDF-PSF-3: The project shall be required to comply with the City of Oceanside Code
Chapters 13.3 (requirements to manage solid waste and recyclable material), 13.39 (Design
of adequate space for solid waste and recycling on site), and 13.16(h) (requirement to
separate all recyclable material from solid waste) and State of California Assembly Bill 939
Solid Waste Management Diversion Mandates.

Sources: City of Oceanside 2014a, City of Oceanside 2014b, City of Oceanside 2014c, City of Oceanside 2014d.
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3.3

DISCRETIONARY ACTIONS

The proposed project would be consistent with the existing General Plan and zoning for the City
of Oceanside. The following potential actions would need to be taken by the City of Oceanside
Planning Commission in order to implement the proposed project:


EIR certification would be required.



A mitigation monitoring and reporting program would need to be adopted.



A development plan (D10-00010) would be required for the construction of three hotel
buildings with a combined total of 426 hotel rooms and a 135,000-square-foot, four-story
common parking structure, and associated common amenity/open space areas, bridge,
access driveways, surface parking, and utilities.



Conditional Use Permits (CUPs) (CUPs 10-00031/32) for the hotel uses in the C-2 zone (1986
Zoning Ordinance) and CS-HO Zone (1992 Zoning Ordinance) would need to be obtained.



CUPs (CUPs 10-00033/34) would be required for an increased structural height for Hotel
Buildings 1 and 2, which exceed the 1986 Commercial General (C-2) Zoning District’s
maximum height limit of 45 feet or four stories within the coastal zone area.



A CUP (CUP10-00035) would be required for an increased structural height for Hotel
Building 3, which exceeds the 1992 Special Commercial – Highway Oriented (CS-HO)
Zoning District’s maximum height limit of 50 feet outside the coastal zone area.



A coastal development permit (RC-10-00011) would be required for proposed hotel
development within a coastal zone associated with a development plan, CUP, and tentative
parcel map per Oceanside’s LCP



A comprehensive sign package (CSP 12-00001) would be required for the review of the
proposed signs,



A vesting tentative parcel map (P10-00006) would be required to subdivide the 12.5-acre
project site in both City of Carlsbad and City Oceanside jurisdictions, providing four
separate parcels for development and conservation areas (wetland buffer and Buena Vista
Creek) while holding both Cities’ jurisdictional limits. In addition, the tentative map would
provide for the right to further subdivide the site with condominium airspace to allow for
separate ownership of the hotel buildings and parking structure.

The following potential actions would need to be taken by the City of Carlsbad:


A Habitat Management Plan (HMP 14-03) permit would be required for implementation
of mitigation, preservation, and management requirements for the project’s interface with
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Buena Vista Creek and establishment of its wetland buffer pursuant to Carlsbad’s Habitat
Management Plan.


A General Plan Amendment (GPA 14-05) to Carlsbad’s General Plan Land Use Map
would be required to amend a portion of the project site’s land use designation from
Regional Commercial to Open Space to correspond with the proposed development’s
wetland buffer area.



A Zone Change (ZC 14-03) to Carlsbad’s Zoning Map would be required to change a
portion of the project site’s zoning from General Commercial (C-2) to Open Space (OS) to
correspond with the proposed development’s wetland buffer area.



An LCP Amendment (LCPA 14-05) would be required to Carlsbad’s LCP to amend a portion
of the project’s site LCP zoning from General Commercial (C-2) to Open Space (OS) to
correspond with the proposed development’s wetland buffer area.



A Coastal Development Permit (CDP 14-31) would be required for all development within
the coastal zone subject to Carlsbad’s LCP.



A Tentative Parcel Map (MS 14-12) would be required to subdivide the 12.5-acre project
site in both City of Carlsbad and City of Oceanside jurisdictions, providing four separate
parcels for development and conservation areas (wetland buffer and Buena Vista Creek)
while holding both Cities’ jurisdictional limits. In addition, the tentative map will provide
for the right to further subdivide the site with condominium airspace to allow for separate
ownership of the hotel buildings and parking structure.



A Special Use Permit (SUP 14-05) would be required to allow for proposed improvements to
the storm drain outlet in Buena Vista Creek and minor grading associated with the project
within the 100-year floodplain as established by the Federal Emergency Management Agency
and the City of Carlsbad’s Special Flood Hazard Area.



A Minor Site Development Plan (SDP 14-14) would be required for minor improvements
to the Westfield Carlsbad Shopping Center Parking Lot and Ring Road.



A service area boundary adjustment and annexation of the project site into the CMWD
water service area. CMWD is a subsidiary district of the City of Carlsbad.

The following potential actions would need to be taken by the California Coastal Commission
(Coastal Commission):


Coastal Act Section 30601.3 provides the Coastal Commission with authority to act upon
a consolidated permit for proposed projects that require a coastal development permit from
both a local government with a certified LCP and the Coastal Commission. This authority
is triggered if the applicant, local government, and Executive Director (or Commission)
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consent to a consolidated CDP. The standard of review for a consolidated CDP is the
Chapter 3 policies of the California Coastal Act (Coastal Act) and the local government(s)
LCP used as guidance. If consented to by all required parties, a consolidated CDP would
be processed by the Coastal Commission, with the Coastal Act Chapter 3 policies serving
as the standard of review and the City of Oceanside’s LCP and the City of Carlsbad’s LCP
both used as guidance. A Coastal Development Permit processed by the Coastal
Commission would be required for any development within the Coastal Commission’s
retained jurisdiction.
Other Agency Approvals
Approval of the proposed project may be required by the San Diego Regional Water Quality
Control Board for issuing a 401 permit and approval of the stormwater pollution prevention plan.
Additionally, the project may require notification of the California Department of Fish and
Wildlife for streambed alteration under Section 1602 and Section 2081 of the California Fish and
Game Code; Section 7 consultation with the U.S. Fish and Wildlife Service for a Biological
Opinion; and a U.S. Army Corps of Engineers Section 404 permit.
Additionally, the proposed project would require approval from the San Diego Local Agency
Formation Commission (LAFCO):


an amendment to the adopted sphere of influence for CMWD to include the portion of the
project site presently located within the City of Oceanside



annexation of the proposed sphere amendment territory to the CMWD for the provision of
water services.

Encroachment permits from Caltrans would be required prior to any work within the right-of-way
of SR-78 (sewer construction).
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